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We  are  pleased  to  present  this  study  of  the  Don  Planning 
District.  It  is  the  fifth  to  be  published  in  the  series  of 
appraisals  which  will  eventually  cover  the  City's  25  planning 
districts.  The  appraisals  for  the  Annex,  Rosedale,  Deer 
Park  and  Downtown  Districts  have  been  published.  Studies 
of  the  Yorkville,  West  Harbour  and  Eglinton  Districts  are 
in  preparation. 

Before  the  Planning  Board  makes  its  final  recommendation 
a  short  and  less  technical  summary  of  the  main  issues  and 
proposals  will  be  distributed  to  residents  of  the  Don  Dis¬ 
trict  and  others  who  have  an  interest  in  the  area.  There 
will  be  opportunities  for  consideration  of  the  proposals 
by  individuals  and  local  groups  and  discussions  of  the 
implications  of  the  report  at  forthcoming  public  meetings. 

The  Planning  Board  is  anxious  that  its  proposals  for  the 
Don  District  have  wide  public  review  and  understanding 
before  final  recommendations  are  made. 

In  considering  this  study  of  a  rather  complex  district, 
two  points  call  for  some  emphasis.  First,  that  the  Appraisal 
presents  a  long  range  programme  for  the  improvement  of  the 
Don  District.  The  requirements  of  public  discussion, 
deliberations  by  City  Council,  of  further  detailed  work  and 
financing,  suggest  that  the  proposals  can  only  be  implemented 
over  a  considerable  period  of  time.  Second,  that  the  study, 
while  sounding  a  cautionary  note  about  conditions  in  the 
District,  envisages  the  gradual  improvement  of  most  of  the 
area  by  the  residents  themselves.  Many  proposals  for 
public  action  are  designed  to  improve  the  area  and  create 
a  better  environment,  and  thus  give  encouragement  to 
residents  to  renovate  their  properties. 

It  is  desirable  that  those  most  directly  concerned 
study  the  contents  of  this  report  very  carefully.  It 
will  be  the  basis  for  the  Planning  Board's  final  recommend¬ 
ations  to  City  Council,  whose  decisions  will  establish  the 
plan  for  the  Don  Planning  District. 


Chairman 
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CHAPTER  I 


CONDITIONS,  PROBLEMS,  SOLUTIONS 
(A  SUMMARY) 

The  Don  Planning  District  has  a  very  central  position  in 
Toronto:  the  intersection  of  Parliament  and  Carlton  is  about  one 

mile  from  Yonge  and  Queen,  and  it  is  in  the  path  of  high  volume 
peak  traffic  movements  on  traversing  arteries.  It  is  at  present 
mainly  a  residential  area,  accommodating  41,615  people.  The 
Appraisal  Study  indicates  that  the  District  will  continue  to  be 
predominantly  residential  for  the  assumed  planning  period  of  twenty 
years,  and  that  the  population  will  expand  to  about  49,000. 

The  other  uses,  which  are  not  strictly  local,  have  limited 
expectations  of  expansion  -  industry  within  established  zones,  east 
of  River  Street  and  between  Shuter  and  Queen,  east  of  Parliament; 
offices  and  institutions  will  continue  to  gravitate  toward  Jarvis 
Street,  and  to  some  extent,  Sherbourne.  The  Wellesley  and  Princess 
Margaret  Hospitals  and  research  facilities  form  a  distinct  complex 
that  will  be  more  intensively  developed  and  will  extend  into  the 
surrounding  area. 

The  key  fact  about  industry  in  the  Don  is  that  of  a  compara¬ 
tively  static  industrial  shell;  that  is,  established  factories, 
within  which  new  companies  come  and  go.  This  incubator  character 
of  industry  does  not  create  significant  demands  for  industrial 
land . 


The  key  fact  about  offices  in  the  Don  is  that  no  major  thrust 
of  downtown  offices  -  e.g.  finance,  legal  and  accounting  -  can  be 
expected  to  extend  to  Jarvis  Street  in  the  next  twenty  years.  New 
office  development  in  the  Don  District  will  be  confined  mainly  to 
small-scale  business  and  professional  services,  government  and 
institutional  offices.  The  growth  in  these  will  represent  a  67% 
increase  over  existing  office  floor  space. 

The  key  fact  about  institutions  in  the  Don  is  that  those  that 
occupy  most  of  the  land  -  e.g.  the  welfare,  religious  and  recreation 
group  -  Salvation  Army  services,  counselling  and  family  aids,  old 
and  young  persons'  clubs  and  churches;  and  the  government  group, 
e.g.  the  Juvenile  Court  and  the  National  Employment  Service,  provide 
a  city-wide  service,  but  are  (or  will  be)  strongly  anchored  in  their 
service  to  the  district  population.  The  hospital  group,  which  has 
a  regional  base,  is  the  conspicuous  exception  to  this  rule. 

The  other  users  of  land  -  recreation,  schools  and  shopping  - 
are  closely  tied  to,  and  greatly  influenced  by,  the  needs  of  the 
residential  population  of  the  district. 
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The  continued  dominance  of  housing  in  the  Don,  leaves  as 
the  central  question  for  the  Appraisal:  How  can  residential 
conditions  in  the  district  be  improved  for  the  40,000  to 
49,000  people  who  will  live  in  the  area  in  the  next  20-year 
period?  and  as  a  corollary  of  this  -  what  City  policies  are 
implied  by  the  future  needs  of  the  residential  areas?  In 
addition,  there  is  a  question  that  is  relevant  to  the  plan¬ 
ning  of  any  district  in  the  City:  what  pattern  of  develop¬ 
ment  will  best  meet  the  requirements  of  growth  and  change,  as 
well  as  stability? 

It  is  an  unfortunate  fact  that  much  of  the  housing  in  the 
Don  is  deteriorating,  or  in  danger  of  decline.  One  area  in 
particular  -  bounded  by  Gerrard,  Shuter,  Jarvis  and  Ontario 
Streets  -  contains,  in  addition  to  a  high  proportion  of  houses 
in  poor  physical  condition,  a  marked  concentration  of  social 
problems . 

The  Appraisal  presents  a  comprehensive,  long-range  strategy 
designed  to  halt  decline  and  to  set  the  area  on  the  path  of 
steady  improvement.  The  elements  of  this  strategy  are:  home 
improvements  and  rehabilitation;  enforcement  of  by-laws  on 
housing  standards;  elimination  of  non- conforming  uses;  re¬ 
habilitation  of  houses,  with  public  assistance;  essential  public 
improvements  such  as  street  trees,  off-street  parking;  public 
and  private  redevelopment.  In  areas  of  publicly- ini tiated  re¬ 
development  great  emphasis  is  placed  on  (a)  the  need  for  a  com¬ 
prehensive  programme  based  on  the  co-ordination  of  the  goals  and 
activities  of  the  planning,  housing,  health,  welfare  and  develop¬ 
ment  agencies,  and  (b)  the  need  for  new  housing  and  facilities 
to  meet  the  requirements  of  the  different  elements  of  the  popu¬ 
lation  in  the  area. 

During  the  next  twenty-year  period,  two  areas  in  particular 
wi  11  P  rove  attractive  to  comprehensive  private  rebuilding  -  the 
area  between  Wellesley,  Bloor,  Sherbourne  and  Parliament;  and 
Homewood  Avenue  and  adjoining  culs-de-sac.  The  complete  rebuild¬ 
ing  of  these  areas,  under  the  proposed  standards,  would  produce 
a  total  of  4,500  new  dwelling  units.  This  represents  about  157o 
of  the  total  private  apartment  development  expected  in  the  entire 
City  by  1980.  The  Appraisal  proposes  measures  designed  to  promote 
a  high  standard  of  development. 

Other  specific  proposals  in  the  Appraisal  include  a  playfield 
and  community  centre  north  of  Wellesley;  the  extension  of  parking 
facilities  for  Riverdale  Zoo;  the  expansion  of  the  Duke  of  York, 
Lord  Dufferin  and  St.  Martin's  school  sites  and  the  re-organiza- 
tion  of  senior  school  facilities  within  the  district  into  two 
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schools  -  Winchester,  north  of  Carlton,  and  Lord  Dufferin  or 
Park,  south  of  Carlton;  for  the  Parliament  Street  shopping 
district  -  off-street  parking  facilities  for  170  cars,  a  street 
rehabilitation  programme  and  a  specific  proposal  for  rebuild¬ 
ing  to  create  an  attractive  focal  point  at  Parliament  and 
Gerrard.  Transportation  proposals  include  the  widening  of 
Sackville  and  Sumach,  between  Wellesley  and  Gerrard,  Wellesley 
from  Parliament  to  Sumach,  and  of  Huntley,  Selby,  Linden  and 
Earl.  They  also  provide  for  the  establishment  of  parking  bays 
on  Selby,  Linden  and  Earl;  a  new  local  street  pattern  north  of 
Wellesley  between  Sherbourne  and  Parliament  to  be  introduced  as 
rebuilding  occurs  and  the  extension  of  bus  services,  east  along 
Wellesley  to  serve  hospitals,  an  increasing  residential  popula¬ 
tion  and  the  Riverdale  Zoo. 

The  judgments  made  by  the  Appraisal  on  the  future  role  of  the 
district  and  on  development  trends,  are  expressed  in  the  General 
Land  Use  Proposals.  The  main  features  of  the  Plan  are  indicated 
in  the  accompanying  map  (Fig.  1).  The  structure  of  uses  is  clear  - 
a  residential  district  -  bounded  by  various  types  of  commercial 
uses  on  the  west,  north-west,  and  south;  by  industry  in  the  south¬ 
east,  and  by  parkland  or  private  open  spaces  on  the  north  and 
east  -  and  focused  internally  on  a  commercial  shopping  district 
on  Parliament  Street,  centred  at  Gerrard.  Residential  densities 
are  highest  on  the  west  side  of  the  district,  near  Jarvis  and 
Bloor,  and  Jarvis  and  Dundas .  The  high  quality,  low  density  office 
area  -  suitable  for  institutional  and  government  offices  -  extends 
along  the  length  of  Jarvis  and  along  Sherbourne  from  Earl  to 
Gerrard,  and  merges  with  the  hospital  -  research  complex,  which 
extends  along  Wellesley  between  Jarvis  and  Sherbourne.  A  local 
shopping  area  to  serve  high  density  development  in  the  north-west 
is  provided  on  Wellesley  between  Bleeker  and  Ontario;  Allan 
Gardens  and  Moss  Park  will  serve  both  office  and  higher  density 
residential  areas.  One  major  parkland  addition  -  a  playfield 
and  community  centre  site  -  is  shown  immediately  north  of 
Wellesley,  conveniently  located  for  the  residential  community 
north  of  Carlton.  The  zoning  proposals  arising  out  of  the 
General  Land  Use  Plan  are  outlined  in  the  final  chapter  of  this 
report . 

Appraisal  proposals  involving  public  expenditures  will  re-, 
quire  more  detailed  follow-up  studies,  and  should  be  programmed 
in  relation  to  city-wide  capital  improvement  needs. 

The  main  proposals  emerging  from  the  Appraisal  Study  will  be 
presented  in  detail  in  each  chapter  of  this  report,  and  summarized 
in  the  final  chapter  -  The  General  Plan. 
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CHAPTER  II 


HISTORY  &  CHARACTER 


I  HISTORICAL  DEVELOPMENT 


By  1820  the  deep  forest  reserve  north  of  Queen  Street, 
penetrated  only  by  a  bridle  path  to  Governor  Simcoe's  summer 
home,  offered  an  attractive  setting  for  the  wealthier  members 
of  early  Toronto  society.  The  impressive  estate  of  William 
Allan  of  several  hundred  acres  bordering  the  original  Moss 
Park  ravine  opened  the  Don  District  to  its  first  settlement. 

Only  10  years  later  came  the  first  of  many  waves  of 
immigration  from  the  British  Isles,  in  search  of  independence 
and  freedom  from  economic  subservience.  By  1840  a  pattern  of 
modest  dwellings  scattered  on  15  and  20  acre  holdings  had  already 
taken  root  east  of  Parliament  Street  and  south  of  Gerrard  Street. 
Market  gardening  and  hand  hewn  dwellings  became  the  symbols 
of  a  new  life  and  soon  established  a  distinct  character  of 
development  west  of  the  Don  River.  A  gradual  subdivision  and 
infilling  of  the  market  gardens  proceeded  with  continuing  immi¬ 
gration  throughout  the  19th  century. 

During  the  same  period,  larger  holdings  along  the  main 
thoroughfares  of  Jarvis  Street  and  Sherbourne  Street,  and  the 
streets  between,  acquired  stately  homes  of  wealth  and  distinct¬ 
ion.  For  the  leaders  of  society,  Jarvis  Street,  with  its 
ceremonial  Sunday  promenades  was  as  much  the  grand  boulevard 
of  early  Toronto  as  the  Champs  Elysees  is  to  Paris. 

By  1890,  urban  expansion  had  almost  eliminated  the  cover 
of  forest.  Only  the  cemeteries  and  ravine  lands  retained  their 
original  vegetation.  The  Toronto  Hospital,  with  its  ancillary 
medical  schools  and  physician's  offices  dominating  the  east 
central  part  of  the  district,  provided  the  focus  for  a  growing 
institutional  area.  Colleges,  schools,  churches,  residential 
institutions  scattered  through  the  district  found  this  area  a 
particularly  convenient  and  pleasant  location  to  serve  a  growing 
city.  First  signs  of  an  industrial  fringe  were  appearing  along 
the  banks  of  the  Don  River  south  of  Gerrard  Street  and  extending 
westward  along  Queen  Street.  Factories  were  small  and  scattered, 
mingling  quite  amicably  with  new  homes. 

With  the  turn  of  the  century,  an  ever-increasing  rate  of 
urbanization  and  industrialization  saw  the  first  exodus  from 
the  busy  and  noisy  city  to  the  relative  peace  and  verdant 
beauty  of  suburbia.  Wealthy  families,  and  in  some  cases  whole 
church  congregations,  left  the  Don  District  for  the  untrammeled 
lands  north  of  St.  Clair,  east  and  west  of  Yonge  Street. 
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The  residential  vacuum  created  by  a  mass  exodus  was 
filled  by  immigrants  from  Eastern  Europe  and  the  Mediterranean. 
Russians,  Ukrainians,  Poles  and  Macedonians  soon  added  a  new 
vitality  to  the  district  with  their  churches,  clubs  and  shops 
although  second  generation  families  of  the  original  British 
immigrants  remained  numerically  dominant. 

Larger  lots,  particularly  in  the  north-west  sector  of  the 
district  became  attractive  for  apartment  developments  on  a 
modest  scale.  A  certain  amount  of  instability  was  introduced 
into  the  areas  of  single  family  dwellings. 

The  institutional  character  of  the  Don  persisted  and 
expanded  in  the  vicinity  of  a  new  private  hospital  on  Wellesley 
Crescent.  Yet  the  Don  District  was  still  primarily  a  residential 
area  and  changes  over  the  past  100  years  have  revolved  largely 
around  the  needs  of  its  residents.  The  provision  of  schools, 
churches,  playgrounds,  community  centre,  and  shopping  dominate 
the  changing  face  of  the  Don. 

By  1940  most  of  these  community  facilities  were  well 
established  although  even  then,  with  a  population  of  over 
40,000  some  of  the  facilities  were  inadequate.  With  the  onset 
of  war  and  cessation  of  construction,  older  areas  of  the  City 
experienced  an  increase  in  population  from  other  parts  of  the 
country.  Serious  overcrowding  resulted,  reaching  a  peak  around 
1950,  A  substantial  increase  in  apartment  units  replacing  old 
homes  in  the  Don  prior  to  1940  was  still  not  adequate  to  accom¬ 
modate  the  67o  increase  in  population  between  1941  and  1951. 

Areas  of  poor  quality,  subjected  to  the  additional  strain  of 
overcrowding,  degenerated  to  slum  standards,  leaving  a  heavy 
burden  of  public  responsibility.  The  past  15  years  have 
evidenced  the  first  complete  acceptance  of  this  challenge  and 
produced  a  new  urban  form  for  82  of  the  Don  Districts  300 
residential  acres. 

II  PRESENT  CHARACTER  OF  THE  DISTRICT 

Less  than  1  mile  east  of  the  downtown  core  lies  one  of 
the  oldest  residential  districts  in  Toronto.  The  Don  Planning 
District,  encompassing  a  land  area  of  approximately  625  acres, 
is  defined  by  3  major  traffic  arteries  -  Bloor  Street,  Jarvis 
Street,  Queen  Street,  and  the  Don  River  on  the  fourth  side. 

Many  of  the  original  topographic  features  of  the  district, 
particularly  ravines  in  the  south-western  sector,  have  been 
obliterated  to  make  way  for  urban  development.  Yet  a  swat<Jh 
of  river  valley  and  steep  river  bank  remain  a  unique  legacy  along 
the  eastern  edge  of  the  district  for  recreation,  or  simply  as 
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a  landscaped  border  offering  visual  relief  from  high  residential 
densities.  The  estate  of  one  of  the  earliest  settlers  of  the 
Don  is  still  evident  in  2  large  parks  on  the  western  edge  of 
the  district  -  Moss  Park  and  Allan  Gardens. 

In  the  south-east  sector  a  nucleus  of  6  factories  in  1890 
has  expanded  to  a  major  industrial  belt  along  the  river  bank 
and  extending  westward  along  Queen  Street.  Apart  from  this 
industrial  group,  the  Don  Planning  District  is  primarily  a 
residential  area  for  41,615  persons  with  almost  507o  of  the 
total  area  devoted  to  dwellings.  The  original  grid  pattern  of 
streets  still  prevails,  with  2  and  3  storey  Victorian  semi¬ 
detached  and  row  houses  marching  in  solid  lines  along  the 
frontages,  embellished  with  modest  gardens  fore  and  aft. 

Mansions  of  a  former  era  of  grandeur,  found  almost  exclusively 
on  Jarvis  Street  and  Sherbourne,  are  now  used  for  institutions, 
offices  or  rooming  houses.  Apartment  buildings,  constructed 
largely  in  the  first  quarter  of  this  century,  are  concentrated 
in  the  north-west  corner  of  the  district.  Interspersed  in 
residential  buildings,  a  significant  group  of  small  offices 
and  social-welfare  agencies,  as  well  as  several  major  institutions 
constructed  for  their  specialized  functions,  have  at  the  same 
time  imposed  a  distinct  non-residential  character  in  this  same 
sector . 

Age  and  proximity  to  the  commercial  and  business  centre 
of  Metropolitan  Toronto  have  gradually  moulded  the  physical 
and  social  character  of  the  Don. 

Age  itself  is  a  dominant  feature  -  787o  of  the  existing 
housing  stock  is  60  years  of  age  or  older.  With  changing  tastes 
in  neighbourhood  environment  and  subsequent  migration  of  wealthier 
residents  of  the  Don  to  more  salubrious  areas  north  of  Bloor 
Street,  old  homes  were  left  prey  to  new  uses,  the  frequent 
turnover  of  tenants  and  deterioration.  When  progressive  housing 
inspections  were  made  by  the  Building  Department  between  1958 
and  1961,  6270  of  all  non- apartment  properties  required  repairs 
or  alterations  to  conform  even  to  the  minimum  physical  standards 
of  the  Building  &  Housing  Standards  By-laws* . 

A  field  inspection  revealed  that  187.  of  all  residential 
properties  are  in  the  poorest  physical  condition,  with  a  very 
short  life  expectancy,  in  some  cases  even  closed  by  order  of 
the  Health  Department.  The  district,  with  about  3.57.  of  the 
properties  in  the  City,  had  in  1960  over  11%  of  all  the  fires 


*  In  April  1961,  the  Buildings  Dept,  records  showed  that  957,  of 
these  dwellings  had  been  brought  up  to  standard  or  applications 
had  been  made  for  permits  to  make  repairs. 
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CHARACTER 


OF 


THE 


DISTRICT 


1  Mansions  converted,  to  rooming  houses. 

2  A  typical  residential  street  -  its 
deficiences  camouflaged  by  large  old 
trees . 

3  One  of  the  earliest  examples  of  com- 
prensive  development ,  this  raw  is  over 
100  years  old. 

4  Excessive  commercial  zoning  permits 
undesireable  strips  of  shops  mixed  with 
residences  on  most  east-west  arteries. 


5  New  apartments  at  Howard  &  Ontario  St. 
overlooking  a  back  lane  of  very  poor 
dwellings  on  Darling  Ave. 

6  Moss  Park  -  a  legacy  from  the  first 
settlement  north  of  Queen  street. 

7  Industries  lack  space  for  parking, 
loading  and  plant  expansion. 

8  Motels,  offices  and  apartments  are 
rapidly  altering  the  dishevelled  char¬ 
acter  of  Jarvis  street. 


in  the  City.  Conversion  of  dwellings  intended  for  single  fam¬ 
ily  use  to  rooming  houses  make  up  287,  of  all  the  residential 
properties.  Of  these  a  substantial  number  could  not  be  con¬ 
sidered  as  anything  except  flophouses,  rented  on  a  weekly  or 
nightly  basis.  Buildings  are  not  only  crowded  on  the  land  but 
people  are  seriously  crowded  in  buildings.  In  terms  of  the 
most  commonly  accepted  standards  of  crowding  (more  than  1  person 
per  habitable  room),  22%  of  properties  in  the  district  are 
crowded.  Owner-occupied  residential  buildings  comprise  587o 
of  the  district  total  compared  with  66%  in  the  City.  Owner- 
occupied  dwellings  make  up  only  367,  of  the  total  in  the  Don 
(3125  of  8770  units),  compared  to  587,  of  the  total  number  of 
dwellings  in  the  City. 

As  one  would  expect  in  such  a  large  area,  the  Don  Planning 
District  shows  considerable  variation  in  degrees  of  physical 
decline.  The  worst  areas  south  of  Gerrard  Street  and  east  of 
Parliament  Street  have  already  been  cleared  by  public  action 
and  replaced  by  low  rental  accommodation.  Improved  site  planning 
and  design  have  permitted  a  considerable  increase  in  population 
in  both  Regent  Park  North  and  Regent  Park  South  (407,  and  547,), 
while  at  the  same  time  providing  landscaped  spaces  for  recreation, 
2  community  centres  and  one  small  local  shopping  plaza. 

To  the  south  and  west,  forming  an  arc  of  new  building,  a 
third  area  (Moss  Park)  is  in  the  process  of  reconstruction  to 
provide  low  and  medium  rental  accommodation  for  small  families 
together  with  an  enlarged  park  and  a  new  armoury.  When  completed, 
a  new  residential  neighbourhood  will  link  the  Don  with  downtown, 
and  it  will  contain  307,  of  the  3038  housing  units  constructed  in 
redevelopment  areas  within  the  district  since  1946. 

At  the  opposite  extreme  of  this  multi-character  district, 
on  a  narrow  promontory  overlooking  both  the  Don  Valley  and  the 
Rosedale  Ravine,  lies  an  island  of  expensive  homes  -  in  every 
way  belonging  to  Rosedale  rather  than  the  Don  District.  A 
magnificent  view  and  beautiful  woods  have  made  Castle  Frank  one 
of  the  rare  residential  gems  in  Toronto,  reigned  over  for  many 
years  by  the  Kemp  Estate. 

The  remainder  of  the  district  is  in  fair  to  poor  condition 
with  a  concentration  of  poor  dwellings  south  of  Gerrard  Street. 

Private  rebuilding  since  the  war  has  been  very  limited  for 
an  area  of  this  size.  Excluding  Castle  Frank  Crescent,  a  total 
of  only  72  buildings  have  been  constructed  in  this  15-year  period; 
147,  are  residential  buildings  containing  918  dwelling  units. 

New  residential  construction  has  been  almost  exclusively  in 
the  area  north  of  Wellesley  between  Sherbourne  Street  and 
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Parliament  Street  where  a  very  high  density  is  permitted  by  a 
special  zoning  exemption. 

Shopping  on  Parliament  Street  has  grown  from  a  general 
store  and  a  flour  store  at  the  corner  of  Queen  Street,  in  the 
days  of  cedar  block  streets  and  horses  and  buggies,  to  the 
main  shopping  centre  for  the  district  with  focal  points  at 
Carlton  Street  and  Gerrard  Street.  Commercial  uses  have  also 
extended  along  most  of  the  east-west  arteries,  in  some  locations 
forming  poor  strip  development  and  in  others  remaining  isolated 
and  scattered  among  residential  buildings.  The  "corner  store" 

-  a  feature  of  most  downtown  residential  districts,  serves  not 
only  daily  shopping  needs  but  is  often  an  important  link  in  the 
social  fabric  of  the  neighbourhood. 

Social  problems  are  another  feature  of  the  district  but 
tend  to  be  concentrated  in  pockets  rather  than  disseminated 
evenly  across  all  neighbourhoods.  The  district  as  a  whole 
clearly  has  more  social  problems  than  most  parts  of  the  City. 
Whereas  the  population  is  67,  of  the  City  total,  the  Don  District 
has  117,  of  all  Childrens  Aid  cases;  127,  of  juvenile  offenders; 
197,  of  welfare  recipients;  177,  of  Neighbourhood  Workers  cases; 
347,  of  drunkenness  offenders  and  657,  of  the  older  homeless  and 
transient  men. 


Ill  RESIDENTS  OF  THE  DISTRICT 


Population  Trends 


While  the  City  population  increased  only  1.07  between  1941 
and  1961  the  population  of  the  Don  District  increased  3.47,.  The 
intervening  period  showed  a  6^7  increase  in  the  first  ten  years 
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Ethnic  Characteristics 


A  dominantly  British  population  (967,  in  1860)  has  gradu¬ 
ally  been  replaced  by  successive  waves  of  immigration  so  that 
today  persons  of  British  origin  constitute  only  557,  of  the 
district  total.  French  Canadians  from  the  depressed  Maritime 
and  Northern  Ontario  regions  make  up  the  largest  single  group 
(estimated  5,000)  and  show  an  increase  from  8 70  of  the  total 
in  1951  to  127o  in  1960.  Substantial  increases  have  also 
occurred  in  the  German  and  Italian  population  but  their  total 
numbers  are  estimated  not  to  exceed  2,000  and  1,000  respectively. 

Waves  of  immigration  in  the  1920's  and  30 ' s  from  Eastern 
Europe  brought  about  a  multi-ethnic  character  throughout  the 
district  including  small  groups  of  Jews,  Dutch,  Macedonians, 
Bulgarians,  Ukrainians,  Poles,  Greeks  and  Scandinavians.  The 
two  Macedonian  churches  are  legacies  of  a  strong  and  wealthy 
community  now  scattered  all  over  Metro  Toronto.  Among  those 
smaller  ethnic  groups  remaining  in  the  district  only  the  Greeks 
appear  to  have  clustered  together  while  others  are  scattered. 
There  is  also  a  small  group  of  people  of  Chinese  origin. 

In  the  past  few  years  a  new  wave  of  immigration  -  from 
the  Indian  reserves  of  Northern  Ontario  -  is  making  an  impact 
for  the  first  time  and  it  is  anticipated  that  the  number  of 
Indians  may  increase  in  future. 


Age  of  Population 

A  review  of  the  1956  Census  reveals  that  the  outstanding 
characteristic  of  the  district  population  is  its  youth.  Children 
up  to  the  age  of  15  comprised  257>  of  the  total  population  com¬ 
pared  to  207,  in  the  City,  whereas  persons  over  65  years  con¬ 
stituted  only  97>  of  the  district  population  compared  to  almost 
117.  of  the  total  City  population.  Now  that  the  Regent  Park 
South  housing  project  is  complete,  the  overall  ratio  of 
children  would  in  reality  be  much  higher.  Families  are  sig¬ 
nificantly  larger  than  in  most  residential  areas  and  207,  of 
all  district  families  have  3  or  more  children  living  at  home 
compared  with  127,  in  the  City. 


Household  Characteristics 


Households  (or  occupied  dwellings)  are  also  significantly 
different  in  certain  respects  from  the  City  average.  House¬ 
holds  with  only  1  person  and  households  with  10  or  more  made 
up  larger  proportions  of  the  district  total  than  for  the  City: 
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127,  of  district  households  had  only  one  person,  against  87,  in 
the  City,  while  9 7,  of  district  households  had  more  than  10 
compared  to;/^17o  for  the  City.  The  average  number  of  persons 
per  household  was  only  slightly  higher  in  the  district  (4.5) 
than  in  the  City  (4.1). 

Overcrowding  and  doubling-up,  legacies  of  wartime,  still 
persist.  In  1956,  237,  of  all  families  were  in  lodgings  com¬ 
pared  to  187,  in  the  City. 

Almost  207,  of  all  households  in  the  district  were  composed 
of  unrelated  groups  compared  to  157,  in  the  City.  Yet  the  Don 
District's  dominant  family  character  is  sharply  apparent  when 
a  comparison  is  made  with  an  area  such  as  Deer  Park  where  367, 
of  all  households  are  made  up  of  unrelated  persons,  and  almost 
557,  of  all  families  have  no  children. 


Occupation  &  Income 

Information  on  occupation  and  income  of  the  population  is 
limited  to  the  1951  Census.  However,  there  is  no  reason  to  assume 
that  major  changes  have  occurred  in  the  overall  pattern  and, 
in  fact,  it  is  likely  that  public  housing  has  reinforced  the 
dominant  pattern. 

The  outstanding  characteristic  of  employment  of  Don  District 
residents  is  that  a  substantially  larger  proportion  is  engaged  in 
service  occupations  and  labour  than  the  City  average  (287,  and  177, 
respectively).  In  professional,  proprietary  and  managerial 
occupations,  the  Don  District  ranks  very  low,  with  only  97,  com¬ 
pared  with  a  City  average  of  177,. 

Due  to  the  nature  of  residents'  employment,  their  work  places 
are  concentrated  in  the  greater  downtown  area  and  within  a  few 
miles  of  the  district.  An  analysis  of  work  places  of  tenants  and 
applicants  of  the  two  public  housing  projects  reveals  that  537, 
work  in  an  area  bounded  by  Bathurst  Street,  Bloor  Street,  the 
Don  Valley  and  the  Lakeshore,  and  657,  work  within  approximately 
a  two-mile  radius  of  the  projects.  (Fig. 22) 

•  Incomes  of  the  district  residents  are  generally  low  with 
717  earning  less  than  $2,500  in  1951,  compared  to  517,  of  all 
City  residents.  If  the  census  breakdown  included  persons 
receiving  welfare  payments,  pensions  or  similar  income  the 
proportion  in  the  lowest  income  category  would  be  substantially 
increased.  At  the  opposite  end  of  the  scale,  only  2.27,  of 
district  residents  earned  $4,000  or  more  in  1951  while  almost 
107,  of  all  residents  of  the  City  fall  into  this  income  category. 
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IV  SUB- AREAS  OF  THE  DISTRICT 


Proximity  to  Downtown  Toronto,  distinct  topographical 
barriers  to  the  north  and  east,  and  a  comparatively  long 
period  of  development  give  the  Don  Planning  District  certain 
dominant  features.  Yet  diversity  of  character  within  the 
district  is  pronounced  and  a  preliminary  impression  of  these 
differences  can  be  gleaned  from  a  review  of  census  areas. 

The  district  contains  7  of  the  City's  135  census  tracts  which 
have  been  selected  on  the  basis  of  approximate  uniformity  of 
size  and  homogeneity  of  socio-economic  factors.  The  following 
pages  describe  the  main  features  of  these  areas. 


11 


/ 


200  400  600  800' 


-Csw 


CITY 


0 

C 


OF  TORONTO  PLANNING  80AR0 


DON 


PLANNING  DISTRICT 


JARVIS  ■  PARLIAMENT  =  BLOOR  '  WELLESLEY 

Census  Tract  96  Basic  Facts 


The  Big  Sisters  -  Huntley  Street 


Population . 1951 

1961 

Area . acres 


Number  of  Residential  Properties 

Age  of  Properties  (60  years  or 

older) 

Condition  of  Properties  (poor).. 

Rooming  Houses  (Properties) . 

Overcrowding  (more  than  1  person 

per  room) 

Owner -occupied  homes . 

Net  residential  density  (persons 

per  acre) 


6599 

6367 

76 

610 

87% 

16% 

23% 

23% 

27% 

149 


Rose  Avenue  -  between  St.  James  & 
Wellesley 


The  area  is  still  dominantly  a  resi¬ 
dential  area.  At  the  same  time  it 
contains  the  highest  number  of  inst¬ 
itutional  uses  in  the  District.  Schools 
hospitals  and  a  childrens’  shelter  are 
dominant  features  with  a  scattering  of 
institutional  offices  taking  advantage 
of  old  homes. 


Until  recently  the  residential  environ¬ 
ment  was  sound  and  attractive.  However, 
the  direct  impact  of  recent  very  high 
density  development,  and  the  uncertainty 
caused  by  speculative  land  assembly 
have  brought  serious  deterioration  in 
parts  of  the  area. 
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PARLIAMENT 


PARLIAMENT  -  THE  DON  =  ST.  JAMES  CEMETERY  :  WINCHESTER 


Census  Tract  97 


Basic  Facts 


BLOOR 


Populat  ion . 1951 

1961 

Area . . acres 


Number  of  Residential  Properties 

Age  of  Properties  (60  years  or 

(older) 

Condition  of  Properties  (poor).. 

Rooming  Houses  (Properties) . 

Overcrowing  (more  than  1  person 

per  room) 

Owner  occupied  homes . 

Net  residential  density  (persons 

per  acre) 


4018 

3399 

145 

631 

67% 

12% 

7% 

18% 

55% 

80 


Winchester  and  Sackville 


Wellesley  Cottages 


This  is  a  family  area  of  generally 
good  physical  quality.  Several 
small  apartments  by  virtue  of  their 
architecture  and  scale  blend 
harmoniously  with  surrounding 
dwellings . 


Much  of  the  area  exhibits  a  homogenity 
of  residential  build-up,  featuring  two 
storey  semi-detached  and  row  houses, 
with  the  occasional  charming  remnant 
of  the  pre-1869  era  such  as  Wellesley 
Cottages . 
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JARVIS  :  PARLIAMENT  =  WELLESLEY  =  CARLTON 


Cesus  Tract  98 


Basic  Facts 


Montague  St.  W.  towards  Jarvis  St. 


A  deep  border  of  institutions, 
apartments  and  offices  along  Jarvis 
Street  and  the  distinctive  institutional 
Sherbourne  Street  frontage  almost 
create  an  island  of  the  west  half  of 
Census  Area  98.  Internally  a  quiet 
residential  street  (Homewood  Avenue) 
with  its  four  cul-de-sac  reaps  the 
benefits  of  Allan  Gardens  to  the 
south,  but  suffers  the  impact  of 
Jarvis  Street  progress. 


Population . 1951  5840 

1961  5029 

Area . acres  61 

Number  of  Residential  Properties  499 

Age  of  Properties  (60  years  or  89%. 

older  ) 

Condition  of  Properties  (poor)  .  .  13%, 

Rooming  Houses  (Properties) .  37% 

Overcrowding  (more  than  1  person  18%. 

per  room) 

Owner  occupied  homes .  40%, 

Net  residential  density  (persons  134 

per  acre) 


Wellesley  St.E.  at  Bleeker 


There  is  a  small  local  shopping  centre 
on  Wellesley  Street,  which  at  present 
suffers  from  being  legally  non-conform 
ing.  Part  of  the  major  District 
shopping  centre  on  Parliament  Street 
falls  within  this  area;  stores  are 
scattered  and  inter-mixed  with 
housing . 
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JARVIS  :  PARLIAMENT  =  CARLTON  ■■  DUNDAS 

Census  Tract  99  Basic  Facts 
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Allan  Gardens,  N.  from  Gerrard. 


Population . . . 1951  7557 

1961  9024 

Area . acres  75 

Number  of  Residential  Properties  629 

Age  of  Properties  (60  years  or  82% 

older) 

Condition  of  Properties  (poor)..  16% 

Rooming  Houses  (properties) .  67% 

Overcrowding  (more  than  1  person  24% 

per  room) 

Owner-occupied  homes .  42% 

Net  residential  density  (persons  209 

per  acre) 


Seaton  House  -  George  Street. 


Allan  Gardens  -  a  landscaped  park  of 
over  ten  acres,  provides  a  welcome 
respite  in  an  area  characterized  by 
high  residential  densities,  rooming 
houses,  and  considerable  overcrowding. 


Social  problems  of  a  considerable  variety 
are  concentrated  here.  Homeless  and 
transient  men  form  a  distinct  segment 
of  the  area's  population. 
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PARLIAMENT 


PARLIAMENT  =  THE  DON  :  WINCHESTER  =  GERRARD 


Census  Tract  100 


Basic  Facts 


Population . 1951 

1961 

Area . acres 


Number  of  Residential  Properties 

Age  of  Properties  (60  years  or 

older) 

Condition  of  Properties  (poor) .  . 

Rooming  Houses  (Properties) . 

Overcrowding  (more  than  1  person 

per  room) 


Owner -occupied  homes . 

Net  residential  density  (persons 

per  acre) 


4683 

3842 

89.2 

631 

70% 

16% 

7% 

19% 

51% 

113 


Riverdale  Park,  E.  from  Sumach  Street 
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Gifford  St.,  between  Gerrard  &  Spruce 


In  terms  of  the  land  use  pattern,  the 
area  benefits  directly  from  the  exten¬ 
sive  recreational  facilities  of  River- 
dale  Park  and  the  unique  asset  of  a 
Metropolitan  Zoo,  over  37  acres  of 
open  space. 


Most  of  the  area  presents  a  picture  of 
stability  and  relatively  good  quality, 
requiring  only  maintenance  and  minor 
improvements.  Only  one  small  pocket 
around  Sackville  Place  shows  serious 
decline . 
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JARVIS  :  PARLIAMENT  =  DUNDAS  *  QUEEN 


Census  Tract  101 


.quEEN 


Model  of  Moss  Park  Redevelop¬ 
ment,  viewed  from  Queen  Street 

The  area  south  of  Shuter  Street  has 
been  cleared  for  a  redevelopment 
scheme  designed  to  replace  poor 
housing  with  medium  low  rental  housing. 
In  addition  to  new  apartments  provid¬ 
ing  for  a  7%  increase  in  population, 
the  redevelopment  project  will  provide 
an  expanded  park  and  institutional 
development  along  Jarvis  Street. 


Basic  Facts 


Population .  1951  5672 

(including  Moss  Park  Area) .. 1961  4133 

Area  (including  Moss  Park). acres  56 

Number  of  Residential  Properties  472 

Age  of  Properties  (60  years  or 

older)  66% 

Condition  of  Properties  (poor)..  25% 

Rooming  Houses  (Properties) .  39% 

Overcrowding  (more  than  1  person 

per  room)  26% 

Owner -occupied  homes .  38% 

Net  residential  density  (persons 

per  acre)  (excluding  Moss  Park)  136 


Dundas  Street  East  at  Pembroke 


Conditions  north  of  Shuter  are  a 
cause  for  concern.  Pockets  of  well- 
kept  housing,  are  surrounded  by 
blight  and  a  somewhat  disorderly 
mixture  of  houses,  stores,  ware¬ 
houses,  and  small  industries. 


17 


PARLIAMENT 


PARLIAMENT  •*  THE  DON  =  GERRARD  =  QUEEN 

Census  Tract  102  Basic  Facts 


Population . 1951 

(Including  N.  &  S. Regent  ferk  1961 

Area(including  N.&  S.Regent  Park) 

Number  of  Residential  Properties 

Age  of  Properties  (60  years  or 

older) 

Condition  of  Properties  (poor).. 

Rooming  Houses  (Properties) . 

Overcrowding  (more  than  1  person 

per  acre) 


Owner-occupied  homes . 

Net  residential  density  (persons 

per  acre) 

(excluding  N.  &  S.  Regent  Park.) 


8534 

11025 

129 

326 

69% 

36% 

5% 

25% 

40% 

161 


Aerial  View  -  The  Regent  Parks,  looking  north-west  to  Yonge  &  College 

Over  half  of  the  area  has  experienced  the  full  cycle  of  urban  change  starting  as  a  market  gardening  area  100  years 
ago,  degenerating  to  one  of  the  worst  residential  areas  in  the  City  and  finally  requiring  clearance.  Regent  Park 
North,  the  first  experiment  in  residential  rebuilding  in  Canada,  has  resulted  in  a  complete  new  community  of 
families  and  older  persons  in  a  park-like  setting.  Shopping  is  the  only  local  facility  that  was  not  included 
within  the  project  area.  The  relative  uniformity  of  scale  in  Regent  Park  North  has  been  offset  by  a  more  dramatic 
architectural  development  in  Regent  Park  South,  combining  row  housing  and  five  14  storey  apartment  buildings.  In 
a  step  forward,  a  group  of  retail  stores  and  services  as  well  as  a  nursery  and  day  care  centre  were  built  within 
the  project  area.  In  a  step  backward,  recreational  facilities  were  limited  to  one  tot  lot  and  the  school  playground. 
Separated  from  these  redeveloped  sites  by  major  traffic  arteries  lies  an  industrial  belt  with  66%  of  all  industry 
and  warehousing  property  in  the  District.  Intermingled  with  the  dominant  industrial  uses  are  pockets  of  old 
housing  in  poor  physical  condition. 
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V 


PRESENT  &  FUTURE  FUNCTIONS  OF  THE  DISTRICT 


One  hundred  and  forty  years  after  William  Allan  moulded 
an  estate  from  the  wilderness  surrounding  a  primitive  town  of 
1300  souls,  the  area  known  as  the  Don  Planning  District  remains 
a  residential  district.  At  no  period  has  its  role  significantly 
changed  although  new  activities,  including  offices,  institutions 
and  industry,  have  encroached  onto  the  borders.  The  heart 
remains  intact  with  757o  of  all  land  devoted  to  dwellings  and 
community  amenities  of  schools  and  open  space. 

The  factors  influencing  the  development  of  the  district  - 
in  future  as  well  as  the  past,  are  (1)  its  highly  central 
location  in  the  metropolitan  area,  on  the  eastern  edge  of 
Downtown  Toronto,  and  (2)  its  proximity  to  the  Don  Valley. 

The  first  leads  to  a  number  of  characteristic  types  of  develop¬ 
ment:  housing  for  those  parts  of  the  population  that  work  in 
Downtown  Toronto  or  who  benefit  from  good  accessibility  by 
road  and  transit  to  employment  areas  throughout  Metropolitan 
Toronto;  institutions  and  institutional  offices  -  in  the 
fields  of  health,  welfare,  education  and  religion  -  seeking 
the  advantage  of  both  downtown  contacts  and  convenience  for 
a  city-wide  service;  and  a  limited  amount  of  industry  of  the 
small-scale  incubator  type  that  depends  on  the  external  economies 
of  a  central  location  -  services,  supplies,  staff  and  rentable 
space . 

The  boundary  of  natural  parkland  on  the  east  and  north-east 
of  the  district  will  play  a  role  in  reinforcing  the  drive  to 
private  re-building  to  meet  the  downtown  housing  market, 
anchored  on  a  future  downtown  employment  of  190,000  persons. 

Full  advantage  will  be  taken  of  the  fine  views  over  the  thickly 
wooded  slopes  of  the  Don  Valley  and  Rosedale  Ravine.  This 
parkland  environment  -  to  which  there  is  easy  access  through 
Wellesley  and  Riverdale  parks  -  will  also  play  a  part  in  the 
efforts  of  homeowners  and  the  City  to  improve  residential  con¬ 
ditions  . 

These  tendencies  will  be  reinforced  in  the  period  ahead  by 
the  continued  growth  and  spread  of  Metropolitan  Toronto  which 
will  place  a  premium  on  both  good  homes  and  green  areas  in 
Central  Toronto,  and  they  can  be  regarded  as  relatively  permanent 
because  studies  for  the  Downtown  Toronto  Plan  indicate  that 
foreseeable  space  demands  for  the  major  downtown  activities  can 
be  readily  accommodated  west  of  Jarvis  Street.  There  will  be  no 
"invasion"  of  large  scale  commercial  development. 
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The  district  is  now  home  to  over  40,000  persons  and  approx¬ 
imately  9,000  families,  of  low  income  and  limited  assets.  This 
segment  of  the  population  is  dependent  on  inexpensive  accommo¬ 
dation  largely  on  a  rental  rather  than  ownership  basis;  on 
larger  houses  due  to  the  size  of  families;  on  the  assistance 
of  a  multitude  of  social  and  welfare  agencies;  on  labour  and 
service  employment  in  Toronto.  These  factors  together  suggest 
that  the  Don  District  will  need  to  continue  to  provide  a 
residential  environment  for  these  people. 

The  transplantation  of  large  numbers  of  persons  to  cheaper 
land  in  the  suburbs  would  create  a  serious  transportation  pro¬ 
blem  while  placing  them  in  a  physical  and  social  environment 
totally  alien  to  their  experience.  There  will  always  be  a  place 
for  public  housing  in  suburban  areas  but  not  for  many  of  the 
families  born  and  bred  in  the  heart  of  a  big  city.  Where  necessary, 
decayed  housing  will  be  torn  down  and  replaced  with  new  housing. 
However,  only  small  areas  require  such  drastic  treatment,  while 
the  vast  majority  of  the  3,687  older  residential  properties 
require  only  minor  improvements  and  normal  maintenance.  In 
this  way  their  life  expectancy  can  be  appreciably  extended. 

Some  parts  of  the  district,  by  virtue  of  recent  zoning 
exemptions  or  exceptional  development  potential,  have  been 
recognized  as  areas  where  the  process  of  residential  re-building 
by  private  interests  should  be  encouraged  within  the  planning 
period . 

New  apartment  areas,  well  designed  for  urban  living,  at 
various  rentals,  will  provide  a  balance  of  population  and  incomes 
within  the  district. 

Other  functions  of  the  district  will  certainly  continue  and 
in  some  cases  expand.  Small  offices,  particularly  of  the  pro¬ 
fessional  and  service  types  are  well  suited  to  utilize  residential 
buildings  and  integrate  easily  with  surrounding  residential  uses. 
Opportunities  for  additional  office  and  institutional  uses  on  a 
limited  scale  will  be  made  available  in  the  north-west  sector 
of  the  district.  Jarvis  Street  as  a  major  Metropolitan  artery 
and  link  with  the  downtown  core  will  offer  opportunities  for 
larger  commercial  and  office  uses. 

Expansion  potential  of  industry  in  the  district  is  limited. 
Certain  industries,  tied  to  the  greater  downtown  core  due  to 
their  market,  labour  requirements,  the  ease  of  assembling 
materials  and  services,  and  availability  of  plant  on  the  rental 
basis,  require  only  assurance  of  a  secure  future,  space  for 
moderate  plant  expansion  and  the  provision  of  off-street  loading 
and  parking. 
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Yet  commerce  and  industry  will  be  nothing  more  than  fringes 
on  the  residential  district.  The  most  significant  changes 
within  the  planning  period  will  be  residential  changes  resulting 
in  an  187o  increase  in  population,  while  preserving  a  large  pro¬ 
portion  of  land  for  recreation  and  community  amenities .  A 
diverse  population,  in  terms  of  family  and  household  composition, 
will  become  even  more  diversified  with  an  infusion  of  higher 
income  groups  and  smaller  families.  A  19th  century  community 
is  now  faced  with  a  20th  century  form. 
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CHAPTER  III 


THE  RESIDENTIAL  AREAS 

It  has  been  established  (a)  that  the  major  function  of  the 
Don  Planning  District  in  the  next  twenty-year  period  will  continue 
to  be  residential  and  (b)  that  much  of  the  district  will  continue 
to  provide  homes  for  a  population  that  is  similar  in  its  economic 
characteristics  to  the  present  population. 

The  heart  of  the  problem  posed  by  the  district  is  expressed 
in  two  key  questions:  What  will  be  the  future  character  of  the 
residential  area  of  the  district?  and  -  What  city  policies  are 
implied  by  the  future  needs  of  the  residential  areas? 

I  THE  BROAD  PATTERN  OF  RESIDENTIAL  DEVELOPMENT 

(i)  Existing  Conditions  Assessed 

The  district's  residential  future  will  be  shaped  and  formed 
by  (a)  existing  conditions  in  the  area,  both  physical  and 
social  and  (b)  the  position  of  the  district  in  the  whole 
metropolitan  complex  -  that  is,  its  relationship  to  Downtown 
Toronto,  to  major  transportation  facilities  and  to  the  growth 
potential  and  pattern  of  Metropolitan  Toronto. 

To  assess  existing  conditions  in  the  district  the  homes  in 
each  block  were  evaluated  in  terms  of  6  physical  factors 
(i.e.  related  to  or  affected  by  physical  conditions)  and  6 
social  factors.  The  physical  factors  are:  exterior  building 
condition,  age,  housing  inspection  results,  overcrowding, 
rooming  houses  and  the  incidence  of  fires.  The  social  factors 
are:  problem  families  (receiving  assistance  from  the  Neighbour¬ 
hood  Workers  Association) ,  unemployed  and  unemployable  welfare 
recipients,  children  receiving  care  from  a  Children's  Aid 
Society,  juvenile  offenders,  homeless  and  transient  men,  and 
drunkeness  offenders. 

By  means  of  a  scoring  system  for  each  factor,  total  ratings 
for  the  combined  physical  and  social  factors  were  established 
for  each  block  in  the  district.  On  this  basis  the  blocks  were 
designated  in  terms  of  four  conditions,  from  the  best  to  the 
worst.  The  results,  which  have  been  mapped,  show  the  following 
broad  picture;  apart  from  Castle  Frank  Crescent,  which  is  in 
a  class  of  its  own,  the  best  areas  are  between  Earl-Bloor- 
Jarvis -Sherbourne ,  between  Winches ter -St .  James  Cemetery- 
Parliament-Sumach  and  between  Gerrard-Spruce-Sackville-Sumach; 
at  the  opposite  extreme  is  a  10-block  area  in  the  southern 
part  of  the  Planning  District,  approximately  between  Gerrard- 
Shuter-Jarvis  and  Ontario.  The  remainder  of  the  district 
(about  two-thirds  of  the  total  area)  is  in  a  class  (Condition 
III)  between  areas  in  reasonably  good  condition  (Condition  II) 
and  seriously  declining  areas  (Condition  IV) . 
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BY  %  OF  POOR  PROPERTIES  PER  BLOCK 
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HOUSING  INSPECTIONS 

BY  %  OF  PROPERTIES  PER  BLOCK  REQUIRING  REPAIRS 
OR  ALTERATIONS  AT  INSPECTION 


SOURCE  :  DEPARTMENT  OF  BUILDINGS  1958  -  1961 
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OVERCROWDING 

(  RATIO  OF  PERSONS/ROOMS  EXCEEDING  I  ) 
BY  %  OF  OVERCROWDED  PROPERTIES  PER  BLOCK 
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BY  %  OF  ROOMING  HOUSE  PROPERTIES  PER  BLOCK 


SOURCE  .DEPARTMENT  OF  BUILDINGS  1958  -  1961 


0  200  400  600'  800' 


N  D 


NONE 

LESS  THAN  25  % 
25%  -  50% 

OVER  50% 

NO  DWELLINGS 


CITY  OF  TORONTO  PLANNING  BOARD 


DON  PLANNING  DISTRICT 


-LM  'Ll 


B  L  0  0  R 


1 

CHARLES 

OLOUCESTER 

1 

M A  1 f L  AN  6 

CARLTON 

GE  RR AR  D 

DUNDAS 

S  HU  T  E  R 


N  D  /  j 

[  L  0  Y 

m 

LINDEN 

SCH 

> 

UJ 

-I 

QUEEN 


oc 

<S) 

UJ 

z> 

o 

o 

D 

K 

> 

tr 

tr 

o 

MOSS  PARK 

CD 

ft 

Z> 

< 

UJ 

UJ 

2 

—> 

o 

X 

</> 

FIRES 

BY  %  OF  PROPERTIES  WITH  FIRES  PER  BLOCK 


SOURCE  CITY  OF  TORONTO  FIRE  DEPT 
I9  60 


M 


m 


O  ZOO  400  600  800 


N  0 


NONE 

LESS  THAN  10% 
10%  -  25% 

OVER  25  % 

NO  DWELLINGS 


CITY  OF  TORONTO  PLANNING  BOARD 


DON  PLANNING  DISTRICT 


>■ — a 


0  200  400  600  800' 


CITY  OF  TORONTO  PLANNING  BOARD 


—  “I 

AREA  ANALYSED  SEPARATELY 


DON  PLANNING  DISTRICT 


J— l — I  l  / 


i  L 


B  L  0  0  R 


CHARLES 


JLLO^-C£JT£R 


mAiTlAIhB 


CARLTON 


5XRRARO 


nor 


h-  ISABELLA 


9V-E-SN 


■£..&■  BLk. 


HOSPITAL 


Fig. 13 


SCHOOL 


SCHOOL 


LEY 


SCHOOL 


NO 

SCHOOL 

ALLAN 

G  0  N  S. 

ND 

i  I 


SCHOOL 


u  LT 


U 


AA  K  .  =□  REGENT  PARK  NORTH 

n  n _ 


SCHOOL 


K 

UJ 

3 

e> 

O 

tr 

MOSS  PA  R  K 

CD 

<Z 

UJ 

UJ 

o 

X 

00 

ND 


3  T  OAVlOZZl 


SCHOOL 


ND 


REGENT  PARK  SOUTH 


SCHOOL 


RE  DEVELOPMENT  AREA 


n 


n 


301 


SOT 


RESIDENTIAL  CONDITION 

BASED  ON  THE  12  FACTOR  ANALYSIS  OF  PHYSICAL  8  SOCIAL  CONDITIONS 


AREA  ANALYSED  SEPARATELY 


CONDITION 

CONDITION 


CONDITION  III 

BORDERLINE  III  -  IV 

CONDITION  IV 


0  200  400  600  800 


ND  =  NO  DWELLINGS 


CITY  OF  TORONTO  PLANNING  BOARD 


DON  PLANNING  DISTRICT 


While  there  are  these  "shades"  of  physical -social  condi¬ 
tions  in  the  district,  none  of  the  district  is  free  of 
signs  of  actual  or  incipient  physical  decline  or,  of  the 
social  problems  that  are  a  forewarning  of  physical  decline. 

(ii)  The  Impact  of  External  Factors 

Consideration  of  the  effect  of  outside  forces  on  the  Don 
District  leads  to  an  identification  or  two  areas  where 
extensive,  private,  comparatively  high  density  residen¬ 
tial  rebuilding  will  occur  -  (1)  the  Wellesley-Bloor- 
Sherbourne -Parliament  area  and  (2)  Homewood  Avenue  and 
adjoining  culs-de-sac;  and  of  one  area  (in  addition  to 
Jarvis  Street)  of  mixed  residential  -  institutional 
development  -  the  Earl-Bloor-Jarvis-Sherbourne  area. 

The  expectations  for  the  areas  of  residential  rebuilding 
are  based  mainly  on  the  accessibility  of  these  areas  by 
road  and  transit  to  uptown  and  downtown  areas  of  employ¬ 
ment.  The  prospects  of  the  We  lies  ley -Howard  area  are 
affected  in  addition  by  the  new  apartment  construction 
completed  and  underway,  and  the  extensive  private  land 
assembly  in  the  area.  Rebuilding  on  Homewood  Avenue  is 
positively  influenced  by  proximity  to  Allan  Gardens,  by 
the  slope  of  the  land  towards  this  park,  by  the  opportuni¬ 
ties  for  comprehensive  design  in  the  big  blocks  formed  by 
the  adjoining  culs-de-sac,  and  by  the  prospective  increase 
in  local  housing  demand  that  will  arise  from  the  expansion 
of  Wellesley  Hospital,  involving  an  increase  of  total  staff 
from  550  to  1200. 

Institutional  development  in  the  Earl-Bloor  area,  a 
continuation  of  a  trend  already  evident,  will  be  given 
further  stimulus  by  the  Bloor  subway  and  the  establishment 
of  a  station  at  Bloor  and  Sherbourne.  Large  scale  residen¬ 
tial  rebuilding  is  precluded  (without  extensive  redesign) 
by  the  difficulties  of  a  pattern  of  streets  which  are  at 
certain  times  of  the  day,  already  seriously  congested  - 
e.g.  the  p.m.  peak  hour  traffic  volume  of  Isabella  is  over 
600  v .p .h . 


(iii)  Residential  Stability  and  Change 

The  effect  of  both  conditions  in  the  Don  and  of  outside 
factors  on  the  residential  areas  of  the  Don  are  generalized 
in  the  accompanying  map  (figure  14).  The  main  shape  of 
things  to  come  stands  out  clearly  -  renewal  in  three  distinct 
areas  north  of  Carlton,  and  some  form  of  change  to  deal  with 
conditions  in  the  most  seriously  blighted  area,  south  of 
Gerrard;  and  no  rebuilding  in  the  remainder  of  the  district. 
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II  POLICIES  AND  PROGRAMMES  FOR  RESIDENTIAL  AREAS 


In  areas  where  private  rebuilding  is  not  expected,  the 
assessment  of  existing  conditions  provides  a  guide  to  future 
needs,  and  to  the  public  policies  and  programmes  required  to 
meet  these  needs.  Each  of  the  four  condition  categories 
implies  a  different  set  of  measures  which  increase  in  scope 
and  complexity  from  Condition  I  to  Condition  IV. 

(i)  Improvement  Areas 

For  Condition  I,  represented  only  by  Castle-Frank  Crescent, 
the  protection  of  suitable  zoning  suffices.  Areas  is 
Condition  II  and  III  are  deteriorating  areas  where  systematic 
improvement  programmes  are  required  to  maintain  the  quality 
of  the  housing  stock  and  to  reverse  the  trend  towards  decline. 

The  Appraisal  must  give  careful  attention  to  the  policies  and 
programmes  appropriate  to  these  areas  because  they  represent 
the  most  common  residential  condition  in  the  district.  The 
accompanying  map,  which  defines  the  Improvement  Areas  indicates 
that  they  represent  about  two-thirds  of  the  residential  blocks, 
excluding  the  Regent  Park  areas.  Condition  II  and  III  areas 
which  have  strong  private  rebuilding  prospects  are  not  included. 
This  leaves  13  blocks  in  Condition  II  and  41  in  III  within 
the  Improvement  Areas.  The  difference  between  these  two 
conditions  is  a  matter  of  degree.  A  comprehensive  improvement 
programme  will  be  considered  under  the  following  headings: 

The  Enforcement  of  Standards  by  Sound  By-laws, 

Home  Improvements, 

Gradual  Elimination  of  Non-Conforming  Uses, 

Area  Improvements,  and 
Public  Rehabilitation. 

A.  The  Enforcement  of  Standards  by  Sound  By-laws 

Inspections  have  been  carried  out  in  the  Don,  in  the 
period  1958-1961  to  enforce  the  Building  By-law  and  the 
Standards  of  Housing  By-law.  Fire  Department  and  Health 
Department  inspections  have  also  been  made  -  the  first 
every  three  years  and  the  second,  intermittently  on 
complaint . 

As  part  of  an  improvement  programme  in  which  both  the 
City  and  individual  property  owners  pull  their  weight, 
there  is  a  need  for  a  systematic  programme  to  maintain 
decent  standards  of  building,  housing,  fire  and  health, 
through 

(a)  by-laws,  empowering  the  enforcement  of  sound  and 
practical  minimum  standards. 
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In  some  respects  the  City's  Housing  Standards  By-law, 
passed  in  1936  is  incomplete  and  inadequate.  The 
recent  study  by  the  Department  of  Municipal  Affairs, 

Ontario  -  a  Better  Place  to  Live  includes  a  Model 
Occupancy  and  Maintenance  By-law,  which  provides  a 
basis  for  the  amendment  of  the  City's  By-law.  A 
Provincial  Enabling  Act  is  also  proposed  as  a  legal 
basis  for  a  comprehensive  housing  standards  by-law 
incorporating  Section  S  on  structure,  safety,  fire 
and  health  provisions,  occupancy  and  general  fitness. 

In  addition  to  the  City's  existing  powers  to  repair 
or  demolish  residential  buildings  that  do  not  conform 
to  the  Standards  (contained  in  the  City  of  Toronto  Act 
1936  as  amended)  it  is  recommended  that  enabling 
legislation  contain  the  additional  authority  for  the 
City  to  purchase  when  this  is  the  most  effective  means 
of  improving  conditions. 

(b)  a  thorough  inspection  programme  covering  all 
physical  standards  at  one  time.  The  proposed 
programme  would  have  several  advantages:  (i)  a 
minimum  disturbance  to  owners  -  the  owners  would 
be  visited  only  once  for  the  period  of  inspection; 

(ii)  orders  for  repairs  of  all  defects  would  be 
submitted  at  one  time;  and  (iii)  the  condition  of 
the  whole  house  would  be  considered  at  inspection, 
making  it  possible  for  inspectors  to  consider  the 
total  effect  of  all  standards  -  e.g„  the  effect  of 
reducing  occupancy  on  health  conditions  and  require¬ 
ments  -  and  to  make  suitable  adjustments  in  inspection 
orders  . 

North  American  experience  with  this  kind  of  programme 
indicates  three  obstacles  that  have  to  be  overcome  -  (i) 
finance  -  those  who  need  to  repair  most,  often  cannot 
obtain  loans,  (ii)  evasion  -  properties  are  sometimes 
deliberately  sold  to  indigent  tenants,  in  circumstances 
that  ensure  foreclosure,  to  pass  on  the  legal  responsibility 
of  maintenance  to  another  owner;  (iii)  indifference  -  the 
maximum  fine  (e.g.  $50  Housing  Standard  By-law)  is  not 
enough  to  induce  conformance. 

To  overcome  each  of  these  three  obstacles,  consideration 
needs  to  be  given  to  (i)  legislation  authorizing  the 
establishment  of  a  permanent  loan  fund  for  loans  to  home 
owners  who  are  financially  unable  to  implement  repairs  up 
to  by-law  standards  (ii)  legislation  authorizing  the 
amendment  of  the  Building  and  Housing  Standards  By-laws 
to  prohibit  (with  an  appropriate  appeal  procedure)  the 
sale  of  any  building  which  has  been  served  a  notice  for 
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non-compliance,  unless  the  property  is  purchased 
for  demolition  and  rebuilding  and  (iii)  stronger 
use  of  the  City's  powers  to  repair  or  demolish 
and  additional  legislation  to  permit  the  City 
to  purchase  in  special  cases.  At  present  the 
City  will  domolish  only  if  the  building  is 
condemned  by  the  Medical  Officer  of  Health;  and 
the  City  has  never  exercised  its  powers  to  repair. 

B .  Home  Improvements 


The  best  guarantee  against  the  decline  of  a 
residential  neighbourhood  is  the  efforts  of  the 
home-owner  himself  to  keep  his  own  place  in  good 
condition.  There  are  substantial  areas  of  owner- 
occupied  residences  (see  Fig.  21)  where,  under  the 
right  conditions,  the  characteristic  owner's  wish 
for  a  good  home  with  good  re-sale  value,  can  be  a 
force  for  improvement.  This  part  of  the  Improvement 
programme  involves  measures  of  - 

Finance  -  the  use  of  home  improvement  loans  provided 
by  the  National  Housing  Act. 

These  are  loans  up  to  $4,000  for  single 
family  dwellings  and  up  to  $8,500  for 
multiple  units,  at  prevailing  N.H.A. 
interest  rates,  amortized  over  a  10-year 
period . 

-  The  amendment  of  the  National  Housing  Act 
to  provide  for  the  underwriting  of  mortgage 
funds  for  the  purchase  of  houses  in  built- 
up  areas  like  the  Don  -  particularly  in 
Improvement  Areas. 

The  paucity  of  private  mortgage  funds  for 
this  purpose  has  retarded  the  process  of 
fixing  up  by  owners  with  enthusiasm  for 
life  in  the  "old  city".  As  the  Metro 
population  increases,  the  individual  and 
community  deseconomies  of  lateral  extension 
intensify  and  it  becomes  desirable  to 
encourage  the  use  of  housing  in  the  built- 
up  city. 
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Assessment  -  The  declaration  of  a  moratorium  on 
the  assessment  of  all  home  improve¬ 
ments  for  a  period  of  five  years  from 
the  commencement  of  the  improvement 
programme . 

At  present,  the  replacement  of  a 
plumbing  fixture,  rewiring  and  replace¬ 
ment  of  the  roof  do  not  increase  assess¬ 
ment.  This  still  leaves  many  important 
improvements  that  may  be  discouraged  by 
the  prospect  of  increased  taxes.  It 
would  be  to  the  public's  benefit  to 
encourage  better  maintenance  by  a 
moratorium  because  the  improvements 
that  would  result  would  play  an  impor¬ 
tant  part  in  preventing  the  gradual 
draining  away  of  assessed  value  and 
taxation  from  these  areas. 

-  the  rescinding  of  the  City's  Partial 
Exemption  By-law  (No.  8611)  that 
provides  tax  exemptions  ranging  from 
107o  to  507o  on  dwellings  assessed  at 
$4,000  or  less. 

This  by-law  passed  in  1921  was  intended 
to  assist  returning  servicement.  Instead 
it  now  acts  as  an  inducement  to  landlords 
to  avoid  repairs  and  replacements. 

Technical 

Assistance  -  The  establishment  in  the  City's  Develop¬ 
ment  Department  of  a  service  providing, 
on  request,  advice  and  guidance  on  the 
alteration  and  design  treatment  of  houses 
that  people  wish  to  rehabilitate,  on 
methods  of  financing  improvements,  and 
on  citizen  organization. 

C .  Gradual  Elimination  of  Non-Conforming  Uses 


There  are  68  legal  non- conforming  properties  in  the 
residential  parts  of  the  Improvement  Areas  of  the 
Don  District  (in  relation  to  the  zoning  pattern 
proposed  in  Chapter  IX) .  Under  the  provisions  of  the 
City's  Zoning  By- lav;,  these  are  permitted  to  remain 
as  long  as  the  pre-By-law,  use  of  the  properties 
continues.  In  this  circumstance,  the  non- conforming 
use  is  not  removed  unless  the  use  is  interrupted,  the 
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site  is  purchased  for  new  development,  or  the 
property  is  purchased  by  the  City.  The  exper¬ 
ience  in  Toronto  indicates  that  non- conforming 
uses  are  not  removed  to  any  significant  extent 
by  the  first  two  means.  Consequently,  unless 
the  properties  are  purchased  by  the  City,  they 
remain  indefinitely.  Since  non- conforming  uses 
are,  in  some  way,  in  conflict  with  the  surround¬ 
ing  area,  their  persistence,  generally  speaking, 
deteriorates  the  residential  environment. 

The  large  number  of  non- conforming  uses  in  the 
Improvement  Areas  of  the  Don  make  elimination 
by  public  acquisition  impractical.  Another 
means  has  to  be  found  to  gradually  reduce  the 
number  of  non- conforming  uses. 

The  following  approach  is  suggested: 

(i)  Identify  the  non- conforming  uses  that  are 
not  incompatible  with  the  surrounding 
area  and  amend  the  zoning  to  make  them 
permitted  uses.  Examples  of  these  are 
the  corner  grocery  stores.  The  30  non- 
conforming  uses  in  this  category  are 
identified  in  Fig.  15. 

(ii)  For  the  remaining  38  non- conforming  uses, 

in  the  Improvement  Areas,  obtain  legislation 
to  permit  the  amortization  of  undesirable  non- 
conforming  uses,  requiring  that  properties  be 
removed  or  be  made  conforming  when  they 
reach  specified  ages  from  the  date  of  con¬ 
struction  . 

There  are  precedents  for  this  kind  of  system  in 
Vancouver,  B.C.  and  Los  Angeles,  California.  The 
underlying  assumption  here  is  that  after  a  non- 
conforming  activity  has  been  permitted  to  carry 
on  for  a  period  that  represents  the  useful  life 
of  a  building,  and  the  time  required  to  amortize 
the  original  investment,  the  community  has  ful¬ 
filled  its  obligation  to  the  property  owner  and 
should  not  continue  to  suffer  the  effects  of  a 
non- conforming  activity. 
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D .  Area  Improvements 


To  be  effective,  the  rehabilitation  of  residential 
areas  needs  to  be  a  co-operative  endeavour  between 
private  and  public  effort.  This  is  partly  a 
practical  matter  -  each  shares  responsibility  for 
the  total  environment;  and  partly  a  matter  of  morale  - 
tangible  evidence  of  the  City's  interest  and  confi¬ 
dence  in  the  district  will  encourage  the  private 
efforts  on  which  the  success  of  the  improvement 
programme  depends . 

The  Appearance  of  the  Street:  Trees  and^ 

Individual  Rehabilitation 


One  of  the  assets  of  the  district  is  the  many 
trees  that  bring  shade,  colour  and  shape  to  the 
residential  streets. 


Plate  1 


Plate  1  illustrates  the  cool  mellowing  effect  of 
trees  in  a  residential  environment. 

Architectural  differences  and  inconsistencies  among 
dwellings  are  toned  down. 
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Plate  2 


By  contrast,  the  absence  of  trees  (Plate  2)  over  a 
wide  frontage  exposes  a  bare  and  discordant  composi¬ 
tion.  Tree  planting  is  obviously  critical  to  the 
good  appearance  of  the  street. 

The  Improvement  Areas  have  been  surveyed  to  identify 
the  gaps  in  tree-planting  along  the  streets.  The 
results  are  shown  in  the  Fig.  16.  The  more  serious 
deficiencies  are  on  the  south  side  of  Selby  Street, 
the  west  side  of  Bleecker,  between  Wellesley  and 
Carlton,  the  west  side  of  Sumach  between  Spruce  and 
Gerrard,  and  the  west  side  of  Berkeley  between  Dundas 
and  Shuter. 

It  is  suggested  that  the  responsible  City  departments 
give  careful  consideration  to  the  co-ordination  of 
street  improvements  and  the  maintenance  and  planting 
of  trees.  Pavement  widenings  should  be  carried  out  in 
a  way  that  causes  the  minimum  displacement  of  existing 
trees,  and  the  location  of  new  trees  should  take  into 
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account  future  widening  plans.  New  tree  stock  should 
be  similar  in  character  to  the  existing  trees  on  the 
street . 

The  appearance  of  the  street  is  influenced  by  the 
balance  of  architectural  individuality  and  harmony 
that  is  achieved.  While  architectural  variation  may 
be  a  desirable  goal  along  the  full  length  of  a  city 
block  the  rule  cannot  be  applied  to  semi-detached  houses. 
The  two  halves  visually  form  one  building  and  they  must 
be  treated  accordingly. 

In  cases  where  this  principle  has  been  ignored  the 
building  develops  a  split  personality  or,  as  in  plate  3, 
illustrates  both  the  "before"  and  "after"  effects  in  one 
composition „ 


Plate  3 


The  close-up  photographs,  plates  4  and  5,  reveal  the 
detailed  renovations  required  to  transform  an  outdated 
drab  facade  into  a  modern  attractive  home.  This 
example,  taken  from  a  Condition  III  area  in  the  Don 
District,  illustrates  the  reserve  of  pride  that  still 
remains  in  the  area. 
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Structural  changes  to  the  original  facade  are 
negligible:  removal  of  wooden  ornamentation  under 

the  peak  of  the  gable  eaves  (and  this  could  have 
been  retained  without  jeopardizing  the  results)  , 
replacement  of  an  unsightly  eavestrough  hanging 
in  mid-air  across  the  gable  front  with  a  down  pipe 
discreetly  away  in  a  corner  of  the  building,  minor 
repairs  to  cracks,  repointing  of  plaster  joints, 
and  repainting  of  the  whole  facade  in  white  with 
lilac  features* 


Plate  4 


Plate  5 


The  main  structural  change  is  in  the  addition  of  a 
covered  porch  (Plate  6)  using  traditional  columns, 
Square  recessed  moulding  under  the  eavestrough-cum- 
cornice  and  featuring  a  contemporary  timber  balustrade 
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and  flower-box  to  enclose  the  porcho  Simple  lines 
are  effectively  complemented  by  splashes  of  colour 
in  the  two  flower-boxes  and  in  a  neat  rockery  hugging 
the  base  of  the  porch. 


Plate  6 


An  open  timber  fence  surrounding  the  property  provides 
definition  without  restricting  the  limited  open  space 
yet  providing  sharp  contrast  to  the  undivided  effect 
of  posts  and  wire  on  the  abutting  property. 

A  good  but  old  building  is  in  this  way  made  attractive, 
and  becomes  a  valuable  addition  to  the  residential 
street . 

Back  Lanes  and  Yards 


Residential  neighbourhoods  of  the  Don  were  conceived 
in  the  era  of  the  horse  and  buggy.  Lanes  were  provided 
for  stables,  but  today  they  are  totally  inadequate  for 
the  automobile.  They  are  neglected  by  both  public 
authorities  and  private  owners,  and  are  badly  deterio¬ 
rated.  The  condition  of  many  of  the  back  yards  is 
unfortunately  in  keeping  with  the  lanes.  Makeshift 
garages,  piles  of  junk,  dilapidated  porches  and  sagging 
fences  are  common  features . 
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IANES  AND  YARDS 


Poor  materials  and  neglect  contribute 
to  a  ghost  town  appearance  of  garages 
on  back  lanes . 


Lack  of  parking  in  residential  neigh¬ 
bourhoods  designed  for  horses  and 
buggies  means  sacrificing  the  back 
yard  to  the  automobile. 


Debris  not  only  contributes  to  un¬ 
sightliness  but  is  a  serious  fire 
hazard. 


and  flower-box  to  enclose  the  porch.  Simple  lines 
are  effectively  complemented  by  splashes  of  colour 
in  the  two  flower-boxes  and  in  a  neat  rockery  hugging 
the  base  of  the  porch. 


Plate  6 


An  open  timber  fence  surrounding  the  property  provides 
definition  without  restricting  the  limited  open  space 
yet  providing  sharp  contrast  to  the  undivided  effect 
of  posts  and  wire  on  the  abutting  property. 

A  good  but  old  building  is  in  this  way  made  attractive, 
and  becomes  a  valuable  addition  to  the  residential 
street . 
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LANES  AND  YARDS 


Poor  materials  and  neglect  contribute 
to  a  ghost  town  appearance  of  garages 
on  back  lanes . 


Lack  of  parking  in  residential  neigh¬ 
bourhoods  designed  for  horses  and 
buggies  means  sacrificing  the  back 
yard  to  the  automobile. 


Debris  not  only  contributes  to  un¬ 
sightliness  but  is  a  serious  fire 
hazard. 


The  overspill  of  cars  in  the  lanes  and  backyards  is 
a  symptom  of  a  parking  shortage.  Inadequate  parking 
contributes  to  obsolescence  and  decline.  Parking 
can  be  provided  as  part  of  a  programme  to  clean  up 
the  interior  of  the  block,  but  most  important  is  the 
creation  of  attractive,  enjoyable  yards  where  now 
there  is  dirt,  disorder  and  blight. 

Two  alternative  schemes  are  illustrated  as  a  way  of 
improving  the  appearance  of  lanes  and  yards  and 
providing  off-street  parking  in  private  garages  off 
the  lanes.  They  are  suitable  for  blocks  with  a 
predominance  of  unconverted  detached  dwellings, 
semi-detached  and  row  houses. 

Proposal  IA  involves  lock-up  garages  to  be  built  in 
pairs  on  adjacent  properties  leaving  10  feet  between 
the  garage  and  property  line  on  an  average  20-foot  lot 
for  additional  back  yard  space.  Each  pair  of  garages 
could  be  separated  by  a  low  wall  or  fence  of  uniform 
construction  extending  over  two  properties  and  giving 
a  greater  impression  of  width  to  an  otherwise  narrow 
single  lot.  Variety  of  materials  and  textures  for 
wall  or  fence  sections  could  be  encouraged  although 
the  walls  should  all  be  of  the  same  height. 

Garden  walls  set  back  perhaps  3  feet  from  the  rear 
lot  line  would  permit  storage  compartments  for  garbage 
cans .  Again  these  might  be  grouped  in  pairs  and  located 
mid-way  along  the  garden  wall  so  that  each  compartment 
would  be  on  the  property  it  serves.  Compartments  could 
be  inset  partially  into  the  wall,  giving  direct  access 
both  to  the  housewife  from  the  yard  and  to  the  garbage 
collector  from  the  lane.  Flower  beds,  patterned  brick 
work  or  tiles  in  the  recesses  would  add  a  permanent 
colour  and  vitality  for  the  enjoyment  of  all  residents. 
The  addition  of  lighting  or  improvement  of  existing 
lighting  would  discourage  illicit  use  of  lanes  and 
compensate  for  the  lack  of  protective  "eyes"  of  the 
street  on  the  perimeters  of  the  blocks. 

Success  of  course,  depends  on  the  co-operation  of  all 
residents  and  their  willingness  to  adopt  a  common  goal. 
Co-operation  will  not  only  assure  a  unified  development 
but  in  practical  terms  it  makes  possible  substantial 
savings  by  tendering  the  work  on  a  wholesale  basis. 

Even  without  these  special  savings,  it  is  estimated  that 
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a  prefabricated  frame  garage,  brick  wall  and  garbage 
container  would  cost  each  property  owner  $10  per 
month  for  a  period  of  3^  to  4  years  with  an  N.H.A. 
home  improvement  loan  (or  less  if  the  bank  policy 
permits  the  extension  of  the  repayment  period) . 

Proposal  IB  is  presented  as  a  workable  but  visually 
less  desirable  solution  based  on  individual  initia¬ 
tive  alone. 

The  official  City  responsibility  in  both  of  these 
schemes  would  be  advice  and  guidance  on  plans, 
materials  and  costs;  the  lighting  and  paving  of 
lanes;  and  a  regular  and  efficient  debris  and  garbage 
pick-up  service. 

Off-Street  Parking 

Deficiencies  of  parking  space  for  residential  blocks 
vary  considerably,  but  only  one  block  of  the  54 
scheduled  for  major  improvements  shows  no  deficiency. 

The  deficiency  by  block  is  plotted  in  Fig.  19.  Thirty 
per  cent  of  all  improvement  blocks  require  over  50 
additional  spaces  and  707.  require  less  than  50  spaces. 
The  detailed  breakdown  of  need  is  as  follows: 

Additional  Parking  Spaces  Required  Number  of  Blocks 
(Zoning  By-Law  Standards)* 


no  deficiency 

1 

1-25  spaces 

22 

26  -  50  spaces 

15 

51  -  101  spaces 

13 

102  -  200  spaces 

2 

over  400  spaces 

1 

*(For  rooming  houses,  not  covered  by  the  By-law,  a 
standard  of  1  for  every  4  rooms  plus  1  for  caretake  is 
assumed) . 

In  extreme  cases  it  would  be  impossible  to  satisfy  the 
zoning  by-law  standard  without  clearing  a  substantial 
proportion  of  the  properties  that  now  require  parking 
space.  Therefore,  provisions  should  be  made  for  as 
many  spaces  towards  the  ideal  as  the  block  will  allow 
without  relinquishing  dominance  to  the  automobile. 
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Residential  parking  deficiencies  in  excess  of  50 
spaces  call  for  public  action  and  a  major  redesigning 
of  the  lanes.  Two  alternatives  are  presented  for  the 
same  block  which  has  a  current  deficiency  of  53  spaces 
out  of  a  total  of  124  spaces  required  by  the  standards. 

Scheme  2A  involves  the  removal  of  all  existing  garages 
and  laying  of  a  new  paved  parking  strip  over  the  lane 
and  approximately  the  space  on  either  side  that  is  now 
occupied  by  garages.  This  private  space  becomes  public 
space  and  is  redesigned  to  provide  sufficient  accommoda¬ 
tion  for  118  cars  instead  of  71  at  present.  Some 
protection  could  be  added  in  the  form  of  group  car  ports 
or  even  garages  but  at  the  moment  the  least  expensive 
plan  is  considered  to  be  the  most  feasible.  Tree 
planting  to  form  a  continuous  border  around  the  parking 
strip  is  recommended  to  offset  the  swath  of  asphalt  and 
to  provide  shade  for  the  cars  as  well  as  a  wind  break 
during  the  winter  season. 

Scheme  2B  has  an  additional  advantage  in  that  a  small 
play  area  is  preserved  in  the  centre  with  pedestrian 
access  from  a  sidewalk  around  the  perimeter  of  the  two 
parking  bays.  Slightly  more  land  is  required  for  the 
118  parking  spaces  (.62  acres  compared  with  .54  in  2A) 
thus  reducing  the  back  yard  depth  from  an  average  of 
40'  to  30'.  However,  a  unique  asset  -  a  completely 
private,  well  designed  and  protected  tot  lot  for  the 
use  of  block  residents  enhances  the  value  of  interior 
lanes  and  is  a  welcome  visual  relief  from  asphalt  surfaces. 
A  common  play  area  for  children  would  also  retrieve  the 
back  yard  space  for  adult  use  and  permit  landscaping 
that  otherwise  might  not  survive. 

Implementation  of  these  two  projects  would  be  accomplished 
as  local  improvements.  Jurisdiction  for  lapre  improve¬ 
ments,  creation  of  a  park,  and  tree  planting  is  contained 
in  the  Local  Improvement  Act  -  Section  (2(1)  (a);  2(1)  (i); 
and  2(1)  (1)  -  with  the  consent  of  2/3  of  the  owners 
representing  half  of  the  value  of  the  lots. 

Continuing  success  obviously  involves  a  high  level  of 
maintenance  and  appropriate  management  of  the  parking 
areas.  Both  public  authorities  and  residents  must  accept 
a  reasonable  share  of  responsibility.  In  some  cases  - 
e.g.  lanes,  responsibility  is  already  vested  in  a  public 
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body  (the  Public  Works  Dept.)  and  maintenance  can  be 
achieved  simply  through  a  more  active  acceptance  of 
defined  duties.  Similarly,  the  Parks  Department 
maintains  trees  on  public  land. 

Responsibility  for  the  allocation  of  parking  spaces, 
together  with  daily  maintenance  and  supervision  of 
the  tot  lot,  might  be  readily  accepted  by  a  block 
committee.  It  is  quite  feasible  that  co-operation 
of  residents,  engendered  in  implementing  lane  improve¬ 
ments  and  neighbourhood  rehabilitation,  could  be 
transformed  into  a  permanent  pride  in  the  area. 

Other  Area  Improvements 

Every  effort  to  solve  the  problems  of  residential 
areas  contributes  to  the  general  improvement  of  the 
district.  Measures  outlined  in  Chapter  IV  and  V  on 
Schools  and  Recreation,  and  in  VIII  on  Transportation 
will  have  a  beneficial  effect  on  Improvement  Areas. 
These  proposals,  and  the  elements  of  this  chapter, 
will  be  brought  together  in  the  General  Plan  statement 
of  Chapter  IX. 

E.  Public  Rehabilitation 


A  recent  amendment  to  the  National  Housing  Act  provides 
for  the  purchase  and  fixing  up  of  old  houses  for  renting 
as  public  housing  on  the  same  Federal -Provincial-Municipal 
basis  (75%-17^%-7127o)  that  produces  new  public  housing 
like  Regent  Park  South.  According  to  a  recent  announce¬ 
ment  by  Premier  Robarts,  funds  will  be  available  from  the 
Province  for  rehabilitation  of  housing  units  -  both  to 
individuals  and  municipalities. 

These  are  measures  that  could  be  applied  to  good  effect 
in  the  Improvement  Areas  of  the  Don.  Selection  of  houses 
for  public  rehabilitation  could  usefully  be  based  on 
three  criteria: 

(i)  that  the  need  for  public  housing  of  this  type 
exists.  Discussions  with  well-informed 
individuals  and  welfare  groups  indicate  quite 
clearly  that  there  are  large  families  of  very 
limited  means  who  might  have  a  better  chance 
of  overcoming  their  difficulties  in  this  more 
traditional  form  of  family  housing. 

The  present  demand  for  public  housing  in  the 
City  is  indicated  by  these  facts:  the  two 
Housing  Authorities  have  waiting  lists  of 
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1405  applicants;  a  recent  study  (The 
Impact  of  Limited  Divident  Housing  on 

Demand  for  Public  Housing  in  Metro, 

Metropolitan  Toronto  Planning  Board) 
estimates  that  there  are  3100  potential 
public  housing  tenants  now  living  in 
Limited  Dividend  accommodation. 

(ii)  That  the  houses  be  in  a  group  of  at  least 
about  4  to  6 „  An  isolated  house  in  poor 
condition  will  benefit  from  good  surround¬ 
ings;  and  a  private  investment  for  its 
rehabilitation  will  enhance  the  value  of 
the  property.  But  a  pocket  of  poor  houses 
will  continue  to  go  downhill  because  there 
is  a  risk  that  a  private  investment  in  any 
one  of  the  group  will  suffer  from  the 
surroundings  and  prevent  the  market  value 
rising  in  proportion  to  the  investment. 

Public  action  can  overcome  this  handicap. 

(iii)  That  the  buildings  be  sufficiently  sound 
structurally  to  provide  a  period  of  useful 
life  sufficiently  long  to  amortize  the  public 
investment  -  say  at  least  25  years. 

There  are  houses  in  the  Improvement  Areas 
that  meet  these  criteria.  Public  rehabilita¬ 
tion  represents  a  useful  addition  to  the 
technique  for  gradually  improving  what  Premier 
Robarts  has  called  "borderline  districts  which 
do  not  yet  require  urban  redevelopment." 

(ii)  A  Problem  Area 


Present  Conditions 


Condition  IV  is  so  closely  identified  with  just  one  part  of  the 
district  -  the  10-block  area  between  Jarvis -Ontario-Gerrard- 
Shuter  -  that  determining  the  best  policies  and  programme 
requires  a  closer  examination  of  conditions  in  this  area. 

This  10-block  area  has  a  population  of  about  6,300,  157.  of 
the  total  district  population  of  approximately  41,600.  Its 
physical  condition  is  apparent  from  the  comparison  of  conditions 
with  the  Improvement  Area  -  between  Parliament  and  the  Don, 
Gerrard  to  St.  James  Cemetery: 
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Physical  Factors* 


As  a  7.  total  residential  buildings 


Problem  Area  Improvement  Area 

(Condition  IV)  (Condition  II) 

1.  Existing  condition 

of  housing  -  Buildings 


in  poor  condition 

27% 

14% 

2.  Age  -  buildings  over 

60  years  of  age 

81% 

71% 

3.  Housing  Inspection 

Results  -  buildings 
requiring  repairs  or 
alterations  at  inspec¬ 
tion  (1958-61) 

82% 

40% 

4.  Overcrowding  -  buildings 
in  which  the  ratio  of 
persons  to  rooms  exceeds  1 

26% 

18% 

5.  Rooming  Houses  -  buildings 
so  used 

53% 

9% 

6.  Fires 

-  Buildings  with  fires 
in  1960 

10% 

3% 

*  "Physical  Factor"  -  denotes  an  actual  physical  condition,  or 

a  factor  that  is  related  to  the  physical 
condition  of  buildings. 

The  incidence  of  physical  problems  in  the  10-block  area,  in 
relation  to  the  district-wide  picture,  can  be  seen  in  the  six 
physical  condition  maps  Figs.  6  to  11.  The  concentration  of 
rooming  houses  is  very  high  -  53%  of  all  residential  buildings 
in  the  10  blocks,  but  about  90%  on  George,  Pembroke  and  Shuter ; 
and  crowding  is  serious  -  in  7  of  the  10  blocks,  25%  to  50%  of 
the  properties  are  overcrowded.  In  exterior  condition  -  4  of 
the  10  blocks,  east  of  Sherbourne ,  have  over  25%  of  the 
properties  in  poor  condition,  and  one  -  the  Dundas-Shuter- 
Sherbourne-Seaton  block,  has  over  507o  of  the  houses  rated 
poor.  In  half  of  the  blocks  10%  to  25%  of  the  residential 
buildings  had  fires  in  1960.  Like  most  of  the  district,  these 
are  mainly  properties  which  will  be  between  80  and  100  years  old 
at  the'  end  of  the  20-year  planning  period. 
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THE  PROBLEM  AREA 


These  dwellings,  over  90  years 
old,  are  among  the  worst  in 
the  problem  area. 


Above  -  LOWER  JARVIS  STREET  rows  have  been 
converted  into  flophouses:  on  George  St., 
Pembroke  St.  and  Shuter  St.  tyCrfo  of  the  re¬ 
sidential  buildings  are  used  as  rooming 
houses . 


Alongside  -  A  fair  exterior  often  belies 
serious  internal  deterioration. 


e 

Physf$al  conditions  alone  are  not  a  sufficient  basis 
for  intelligent  public  policies  for  this  part  of  the 
district.  With  less  than  170  of  the  City's  population 
it  has  23%  of  the  City's  drunkenness  offenders  (1961), 

32%  of  the  homeless  and  transient  men  and  6%,  of  the 
unemployed  and  unemployables  receiving  welfare  assis¬ 
tance  from  the  City,  The  police  identify  this  area  as 
the  most  troublesome  part  of  the  Policd  District 
extending  west  to  Yonge  Street  that,  in  1960,  received 
40,000  complaints  and  in  which  there  were  9,409  arrests. 

The  problem  area  has  some  of  the  characteristics  of  a 
"skid-row"  -  represented  mainly  by  a  group  of  2,500 
homeless  single  men  (of  which  1,000  are  in  City  and 
Salvation  Army  hostels)  ,  There  are  about  600  additional 
homeless  and  transient  men  in  the  remainder  of  the 
district.  Although  this  group  represents  only  40%  of 
the  population  in  the  10  blocks  they  give  the  area  its 
character  and  give  rise  to  its  peculiar  problems.  For 
example,  a  number  of  institutions  have  over  the  years 
located  (and  are  locating)  in  and  around  this  area  to 
serve  the  problem  groups  as  well  as  the  family  popula¬ 
tion,  These  are  the  City's  Seaton  House,  Hostel  and 
Public  Bath,  the  Salvation  Army  Hostel,  the  Good 
Neighbours  Club,  the  Fred  Victor  Mission,  The  Harbour 
Light  (Salvation  Army  Rehabilitation  Centre  for  Acoholics) , 

The  Homestead  (Salvation  Army  Home  for  female  drug  addicts, 
alcoholics  and  prostitutes) ,  and  the  Juvenile  and  Family 
Court,  Hotels  at  Jarvis -Dundas  and  Jarvis -Gerrard , 

St,  Michaels  Hospital  and  some  of  the  Queen  Street  stores 
are  additional  props  for  the  life  of  the  area. 

This  kind  of  troubled  area  poses  unique  and  difficult 
problems,  not  yet  encountered  in  the  City's  redevelopme.  t 
programme.  But  there  is  an  increasing  belief  that  the 
worst  features  can  be  overcome.  The  most  recent  and  most 
comprehensive  report  on  a  similar  area  -  a  Chicago  study, 
under  the  direction  of  Dr,  A,J.  Bogue  -  concludes  that 
"the  elimination  of  skid  row  is  feasible  as  well  as  desirable. 
Not  only  can  skid  row,  as  a  housing  area,  be  abolished  but 
the  problems  of  the  individuals  can  be  treated  so  that  a 
majority  of  them  will  not  need  skid  row  economically  or 
socially,"*  This  observation  offers  some  hope  that  with 


*  The  Homeless  Man  on  Skid  Row  -  Chicago  1961,  Research 
conducted  by  the  National  Opinion  Research  Centre  and  the 
Chicago  Community  Inventory  -  University  of  Chicago, 
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THE  PROBLEM  AREA 


3- 


Social  Welfare  agencies  and  commercial 
props  for  the  2^00  homeless  and  tran¬ 
sients  in  the  problem  area. 

1.  Salvation  Army  Hostel  -  Sherbourne  St. 

2.  Good  Neighbours  Club  with  a  member¬ 
ship  of  1700  and  an  average  daily  atten¬ 
dance  in  winter  over  100. 

3.  Harbor  Light  -  Salvation  Army  treat¬ 
ment  centre  for  alcoholics  on  Jarvis  St. 

4.  Hotels  and  cheap  shops  on  Queen  St. 
help  to  fill  emotional  and  economic 
needs . 


the  adoption  of  wise  policies,  a  significant  improve¬ 
ment  can  be  made  in  the  conditions  of  this  problem  area  - 
which  is  by  no  means  as  large,  nor  as  seriously  afflicted 
as  the  Chicago  area. 

What  is  the  best  policy  for  this  kind  of  area?  It  can  be 
taken  that  gradual  rebuilding  and  improvement  by  the 
normal  process  of  private  construction  on  a  small-scale, 
piece-meal  basis  will  not  occur  in  any  part  of  the  10-block 
area.  This  is  for  a  very  good  reason  -  the  market  value  of 
a  new  building  in  such  surroundings  is  likely  to  be  less 
than  its  reproduction  costs. 

The  search  for  the  best  policy  leads  to  a  consideration  of 
alternatives.  Private,  commercial  rehabilitation  of  exist¬ 
ing  houses  is  not  a  good  prospect,  because  in  the  circumstances 
of  surrounding  decline  there  is  little  change  of  getting  a 
high  enough  rental  -  unless  operations  were  on  a  large 
enough  scale  to  completely  alter  the  environment. 

Private  rehabilitation  by  present  owners  for  the  existing 
market  and  population  -  with  possible  financial  aid  under 
the  new  Provincial  housing  programme  (Point  6)  -  raises  a 
basic  problem  facing  any  renewal  programme  in  this  type  of 
area.  Improvement  in  conditions  calls  for  the  rehabilita¬ 
tion  not  only  of  houses,  but  of  individuals.  This  is  not 
primarily  a  planning  problem,  but  the  social  factors  have 
a  great  bearing  on  planning  policies.  For  example,  it  is 
difficult,  if  not  impossible,  to  improve  physical  conditions 
of  houses  that  are  seriously  overcrowded,  and  attempts  to 
improve  physical  conditions  may  founder  if  the  people  in  the 
area  are  so  troubled  and  lacking  in  means  that  they  are  unable 
or  unwilling  to  care  for  their  homes. 

The  success  of  rehabilitation  depends  in  large  part  on  the 
morale  of  the  resident  population.  But  there  is  serious 
doubt  that  the  morale  of  this  area  could  be  improved  in  the 
present  atmosphere.  To  change  the  environment  by  rehabili¬ 
tation  will  require  a  degree  of  inspection  and  supervision 
by  the  authorities  which,  in  the  nature  of  things,  it  would 
be  unrealistic  to  expect.  Furthermore,  rehabilitation  by 
existing  owners  is  most  successful  when  there  is  a  high  rate 
of  owner  occupancy.  In  fact,  only  407.  of  the  dwellings  in 
the  area  are  purely  owner-occupied,  and  west  of  Sherbourne 
the  rate  is  much  lower. 
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Public  rehabilitation  -  the  use  of  public  funds  (Federal, 
Provincial,  Municipal)  to  acquire  deteriorated  properties, 
fix  them  up  and  rent  them  to  low  income  tenants  -  is 
doubtful  in  this  kind  of  area.  There  are  two  main 
concerns : 

(I)  Costs  -  There  is  every  indication  that  the  cost  of 

purchase  and  repair  would  exceed  the  cost  of 
producing  an  entirely  new  dwelling  unit. 

Recent  real  estate  sales  indicate  that  houses 
are  selling  between  $10,000  and  $25,000,  with 
most  of  them  falling  within  the  $15,000  to 
$20,000  range.  There  is  some  doubt  whether 
rehabilitation  of  houses  as  old  as  some  of 
these  are,  and  which  as  rooming  houses  have 
received  a  great  deal  of  wear  and  tear,  would 
be  a  sound  use  of  public  money.  There  is 
little  experience  of  the  costs  of  rehabilitation 
in  this  area  -  either  initial  or  maintenance. 

One  case  is  provided  by  314  George  Street, 
purchased  in  1960  by  the  Salvation  Army  to 
join  with  316  George  as  an  expansion  of  their 
home  for  girls.  The  property,  half  of  a  semi¬ 
detached  building,  cost  between  $15,000  and 
$20,000;  and  the  cost  of  rehabilitation, 
including  joining  the  two  units,  was  $8,000. 
amongst  the  essential  improvements  were  new 
floors  in  all  except  one  room;  the  building 
was  formerly  a  rooming  house  and  the  tenants 
had  torn  up  the  floors  for  firewood. 

In  considering  alternative  choices  of  policy, 
these  costs  need  to  be  compared  with  the  average 
cost  per  unit  in  the  Regent  Park  areas,  North 
and  South,  which  were  respectively,  $12,412  and 
$21,147.  This  lower  cost  reflects  the  increase 
in  number  of  units  achieved  by  more  efficient 
use  of  space,  and  a  higher  density  of  development. 

(II)  Crowd  -  Another  serious  difficulty  that  would  face  a 
ing  programme  of  rehabilitating  houses  in  this  area 

is  overcrowding.  No  gains  would  in  fact  be  made 
unless  the  pressure  of  people  in  rooms  could  be 
reduced.  This  would  be  a  major  problem  -  in 
7  out  of  10  blocks,  2570  to  507.  of  the  properties 
are  overcrowded.  To  the  direct  cost  of  rehabili¬ 
tation  would  be  added  the  indirect  costs  of 
rehousing  the  displaced  population. 
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In  the  face  of  the  limitations  of  both  piecemeal  private 
development  and  of  rehabilitation,  some  cities  have  been 
tempted  to  apply  surgery,  to  clear  out  skid  row,  redevelop 
with  something  else,  and  shop  for  the  best.  The  comment 
of  the  Chicago  study  of  this  kind  of  approach  is  most 
relevant  -  "traditional  redevelopment  procedures  will  be 
completely  ineffective  here  and  may  accomplish  little  more 
than  moving  the  residents  of  skid  row  to  another  area  in 
the  city,  or  scattering  them  among  several  neighbourhoods 
that  are  loath  to  receive  them."  The  implication  of  this 
bulldozer  approach  is  clear.  The  population  and  problems  of 
this  troubled  area  would  merely  shift  to  another  part  of  the 
City  and  probably  produce  more  blight. 

A  Workable  Alternative 


To  overcome  the  foregoing  obstacles  to  improvement,  the 
appraisal  study  leads  to  a  long-term  policy  of  private  and 
public  redevelopment. 

Redevelopment  is  considered  the  best  policy  for  this  area, 
not  only  because  of  local  conditions,  but  because  of  the 
effect  of  basic  land  use  trends  in  the  City.  An  area  as 
close-in  to  the  downtown  as  this,  immediately  east  of  Jarvis, 
is  sometimes  regarded  as  an  area  of  transition,  awaiting  a 
change  to  a  higher,  more  intensive,  more  profitable  use. 

This  expectation  is,  however,  not  borne  out  by  recent 
economic  studies,  and  forecasts  of  business  expansion  in 
Downtown  Toronto.  The  very  substantial  increase  in  downtown 
office  space  expected  in  the  next  20-year  period  will  be 
readily  accommodated  around  the  heart  of  the  downtown  and  will 
not  spill  over  into  the  Don.  Reliance  cannot  be  placed  on 
natural  market  forces  to  change  and  improve  the  10-block 
problem  area.  Deliberate  public  efforts  to  encourage 
development  and  reconstruct  the  area  are  required. 

It  is  suggested  that  redevelopment  in  this  10-block  area 
be  guided  by  the  following  principles: 

The  First  Principle 

REDEVELOPMENT  SHOULD  PROCEED  ONLY  WITHIN  A  COMPREHENSIVE 
CITY-INITIATED  PROGRAMME  BASED  ON  THE  CO-ORDINATION  OF 
THE  GOALS  AND  THE  ACTIVITIES  OF  THE  PLANNING,  HOUSING, 
HEALTH  AND  WELFARE  AGENCIES  (PRIVATE  AND  PUBLIC)  WITH 
RESPONSIBILITIES  IN  THE  AREA. 
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The  application  of  this  principle  requires  a  number 
of  measures: 


(a)  the  establishment  of  a  Reception  Centre  for  the 
homeless  and  transients  who  tend  to  concentrate 
in  the  area.  Here  they  would  be  interviewed  by 
skilled  staff  and  referred  to  the  services  and 
agencies  which  can  best  help  them. 

(b)  the  active  participation  and  co-operation  of  the 
planning,  housing,  parks  and  recreation,  and 
welfare  agencies  in  working  out  the  types  of 
housing  and  services  required  by  the  different 
elements  of  the  population. 

(c)  the  fullest  assistance  of  the  health  and  welfare 
agencies,  who  have  a  close  working  knowledge  of 
the  area's  population,  in  relocating  the  "problem" 
groups  in  the  new  accommodation. 

(d)  the  effective  working  together  of  all  agencies  to 
sustain  a  programme  focussed  on  the  rehabilitation 
of  the  individual  and  the  bolstering  of  morale. 

This  will  help  ensure  that  the  project  is  successful. 

(e)  the  formidable  task  of  co-ordination  involved  in  an 
effective,  long-range  programme  requires  constant 
and  undivided  administrative  attention.  It  is 
suggested  that  this  task  of  co-ordinating  the 
comprehensive,  many-sided,  long-term  programme 
envisaged  for  the  district  by  this  Appraisal  be 

the  responsibility  of  the  Commissioner  of  Development, 
and  that  a  District  Co-ordinator  be  appointed  who 
will  be  exclusively  devoted  to  the  accomplishment  of 
the  Redevelopment  and  Improvement  programme  of  the  Don. 

The  Second  Principle 

THE  SIX-BLOCK,  26.4  ACRE  AREA  WEST  OF  SHERBOURNE ,  WHICH 
HAS  THE  GREATEST  PRIVATE  DEVELOPMENT  POTENTIAL,  BEING 
IMMEDIATELY  ADJACENT  TO  JARVIS  AND  DOWNTOWN  TORONTO, 

SHOULD  BE  RESERVED  FOR  COMPREHENSIVE  PRIVATE  REDEVELOPMENT. 
THE  21.4  ACRE  AREA  EAST  OF  SHERBOURNE  WHERE  PHYSICAL 
DETERIORATION  IS  GREATEST  SHOULD  BE  RESERVED  FOR  PUBLIC 
ACQUISITION,  CLEARANCE  AND  REDEVELOPMENT  IN  THE  FORM  OF 
LOW  AND  MODERATE  RENTAL  ACCOMMODATION,  TO  BE  ACHIEVED  OVER 
A  PERIOD  OF  10  YEARS. 
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The  application  of  the  second  principle  of 
redevelopment  requires  the  establishment  of 
an  effective  programme  for  achieving  redevelop¬ 
ment  in  both  the  area  reserved  for  private 
activities,  and  the  area  where  major  reliance 
will  be  placed  on  public  initiative.  Emphasis, 
in  the  latter  area  east  of  Sherbourne,  needs  to 
be  on  low  and  moderate  rental  accommodation. 

There  are  a  number  of  reasons  for  this  but  there 
is  one  of  paramount  importance  -  the  relationship 
between  home  and  work  places  of  the  population 
that  now  lives  in  the  area.  These  people 
characteristically  work  either  in  downtown  service 
jobs  or  in  industries  all  over  Metropolitan  Toronto 
and  change  jobs  frequently  (see  Fig.  22) ,  For  a 
population  with  this  pattern  of  work  places,  the 
housing  location  that  is  optimum  -  where  time,  and 
costs  and  inconvenience  of  home-to-work  trips  will 
be  reduced  to  a  minimum  -  will  be  somewhere  close 
to  the  hub  of  the  transportation  system.  It 
follows  that,  from  this  point  of  view,  it  would 
be  sound  to  provide,  in  the  area  of  publicly- 
initiated  housing,  homes  for  a  population  that  is 
similar  in  its  economic  characteristics,  to  the 
present  population. 

The  Third  Principle 

IN  THE  AREA  WEST  OF  SHERBOURNE,  THE  CITY  SHOULD 
INITIATE  A  PROGRAMME  DESIGNED  TO  STIMULATE 
COMPREHENSIVE,  PRIVATE  REDEVELOPMENT. 

The  application  of  the  third  principle  requires 
a  combination  of  measures: 

(a)  the  designation  of  the  area  as  a  "redevelopment 
area"  as  defined  by  The  Planning  Act  of  Ontario. 

(b)  the  preparation  of  a  "redevelopment  plan" 
for  the  area,  which  will  establish  units  of 
development  between  2  and  3  acres,  which  may 
be  developed  by  stages  leading  ultimately 
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PLACE  OF  EMPLOYMENT  OF  REGENT  PARK  NORTH  AND 
SOUTH  TENANTS  AND  APPLICANTS *  * 

TENANTS  APPLICANTS 


•  10  A  io 

•  100  A  too 


SOURCE.  THE  HOUSING  AUTHORITIES  OF  TORONTO  AND  METRO  TORONTO  *1961 
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to  a  harmonious  plan  for  the  entire 
twenty-six  and  a  half  acre  area.  As 
each  stage  of  the  Plan  is  implemented, 
the  area  will  be  reclassified  to  a 
Zone  5,  residential  density,  and  L.4 
on  Jarvis  Street,  if  offices  or 
institutions  are  more  attractive  than 
apartments  (See  Chapter  IX  on  Zoning) . 

The  plan  shall  be  concerned  with  the 
organization  of  the  main  elements  of 
the  area  -  the  road  pattern,  the 
provision  of  parks  and  open  space  and 
off-street  parking,  and  the  siting, 
size  and  massing  of  buildings.  It 
will  not  be  concerned  with  the  size 
or  rental  levels  of  dwelling  units. 

(c)  the  assembly  of  land  by  the  City  in 
gradual  steps  -  proceeding  with  2  or 

3  acre  units  of  development  at  a  time. 

(d)  the  disposition  of  land  on  a  fair  and 
equitable  basis  to  private  developers, 
on  a  long-term  lease. 

(e)  the  establishment  of  a  land  rent  that 
will  not  represent  a  write-down  on  the 
value  of  the  land  but  will  place  the 
land  assembly  operation  on  a  self- 
liquidating  basis.  The  basis  for  this 
self-liquidating  policy  is  very  solid. 

The  assembly  of  land  by  the  City 
represents  in  itself  an  important 
service  which,  incidentally,  will  make 
it  possible  for  developers  to  build  for 
the  most  lucrative  commercial  market. 
Assembly  and  leasing  in  2  and  3  acre 
steps  is  suggested  to  keep  down  the 
capital  outlays  of  the  City. 

The  existing  population  would  be  relocated  in 
the  special  housing  to  be  provided  in  the 
area  east  of  Sherbourne ,  in  equivalent  housing 
elsewhere  as  required  as  a  condition  of  Federal 
assistance,  or  in  the  case  of  homeowners,  in 
the  area  of  their  choice. 
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The  Fourth  Principle 


IN  THE  AREA  EAST  OF  SHERBOURNE  NEW  HOUSING  AND 
FACILITIES  SHOULD  REFLECT  THE  DIVERSE  NEEDS  OF 
THE  DIFFERENT  ELEMENTS  OF  THE  POPULATION  IN  THE 
AREA. 

The  fourth  redevelopment  principle  requires  that  the 
specific  housing  needs  of  the  following  sections  of 
the  population  be  provided  for  east  of  Sherbourne : 

A.  Pensioners  over  65  years  of  age,  about  240  in  the  area. 

Housing  Type  residences,  with  a  combination  of  self- 
contained  apartments  and  single  rooms; 
common  recreational  and  eating  facilities; 
moderate  rise,  elevator,  or  two-storey 
buildings;  Limited  Dividend  or  Public 
Housing  (Section  36) . 

Prob lems  The  National  Housing  Act,  Limited  Dividend 

Section,  provides  for  such  residences  but 
only  if  (a)  the  number  of  self-contained 
units  in  a  project  is  twice  that  of  rooms 
with  shared  facilities  and  if  (b)  C.M.H.C. 
receives  a  written  guarantee  from  the 
Province  that  they  will  accept  respon¬ 
sibility  for  the  men  in  the  hostel 
accommodation  when  they  cease  to  be 
ambulatory . 

B.  Older  Unemployed  Men  under  65,  no  pension,  manual 

labourers,  "old"  in  terms  of  the  labour 
market  -  about  516. 

Housing  Type  residences,  single  and  double  rooms,  with 
common  lounges;  recreation  and  dining 
rooms;  workshops;  supervisory  office; 
moderate  rise;  elevator  buildings; 

Public  Housing. 

C.  Single  Working  Men  mainly  under  50,  marginally 

employed;  about  844  in  the  area. 

Housing  Type  residences,  with  single  and  double 

rooms;  common  recreation  and  dining 
facilities;  supervisory  office; 
considerable  emphasis  on  outdoor  space; 
high  rise  buildings;  Public  Housing  and 
Limited  Dividend  housing. 
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Problem  an  amendment  is  required  of  the  National 

Housing  Act,  to  extend  Public  Housing  to 
single  persons. 

D.  Alcoholics  It  is  suggested  that  basic  rehabilitation 

be  outside  this  area  and  that  provision 
be  made  for  the  return  of  those  who  have 
received  treatment  and  want  to  re-adjust 
to  a  normal  pattern  of  living.  A  total 
group  of  about  50  would  have  to  be 
accommodated  at  one  time. 

Housing  Type  small  scale,  domestic  buildings  providing 
rooms,  meeting  and  recreation  space  and 
two  or  three  professional  offices  for 
supervising  and  consulting  staff,  accommo¬ 
dating  about  25  each,  would  be  suitable. 

E.  Families  and  Household  Units  (that  may  consist  of 

single  people)  a  total  population  of 
1,600,  consisting  of  1,040  people  re¬ 
housed  from  within  the  area  (707>  of 
the  existing  tenant  population) ;  279 

displaced  by  clearance  of  housing  from 
industrial  areas  of  the  district  ( 1 1% 
of  the  total  in  these  industrial  areas) ; 

279  from  overcrowded  dwellings  in  the 
district  (about  567o  of  the  overcrowded 
population) . 

Housing  Type  will  depend  on  the  family  composition 
and  incomes  of  the  people  concerned. 

The  Fifth  Principle 

IN  THE  LOW  AND  MODERATE  RENTAL  AREA  EAST  OF  SHERBOURNE  , 

NEW  HOUSING  SHOULD  BE  USED,  AS  FAR  AS  POSSIBLE,  TO 
RELIEVE  OVERCROWDING  IN  OTHER  PARTS  OF  THE  DISTRICT  AND 
IN  THIS  WAY  CONTRIBUTE  TO  MAKING  REHABILITATION  -  THE 
RECOMMENDED  POLICY  THROUGHOUT  MOST  OF  THE  DON  -  EFFECTIVE 

This  principle  can  be  achieved  by  the  policy  of  tenant 
selection  in  publicly-initiated  housing.  Administratively, 
this  could  be  achieved  by  giving  first  priority  to  those 
living  on  the  site,  second  priority  to  those  scheduled  to 
lose  their  accommodation  in  the  industrial  areas  of  the 
Don,  and  third  priority  to  those  who  are  living  in  crowded 
dwellings  scattered  throughout  the  Don. 


48 


The  Sixth  Principle 


RESIDENTIAL  DESIGN  AND  ORGANIZATION  IN  THE  EAST- 
OF-SHERBOURNE  AREA  SHOULD  ATTEMPT  TO  RECONCILE  TWO 
DIVERGENT  NEEDS  -  THE  NEED  TO  REDEVELOP  ON  A  LARGE 
SCALE  TO  AVOID  THE  DETRIMENTAL  EFFECTS  OF  EXISTING 
PROPERTIES,  AND  THE  NEED  TO  BREAK  UP  THE  LARGE  SCALE 
TO  AVOID  AN  OVERPOWERING  INSTITUTIONAL  EFFECT 

The  reconciliation  demanded  by  this  principle  can  be 
achieved  by: 

(a)  the  creation  of  a  comprehensive  redevelopment  plan 
for  the  entire  21-acre  area,  from  Sherbourne 

to  Ontario,  Gerrard  to  Shuter,  which  assures 
harmonious  and  efficient  development  by  specifying 
the  major  street  pattern  and  points  of  access  to 
arteries,  the  location  of  major  open  space, 
convenience  shopping,  a  community  building,  and 
the  composition  of  housing. 

(b)  providing,  within  the  framework  of  the  redevelopment 
plan,  for  smaller  groups,  of  200  to  300  units  - 
each  designed  by  a  separate  planner-architect  team; 
each  provided  with  its  own  meeting  rooms,  affording 
an  opportunity  for  residents'  discussion  and 
organization;  and  each  with  its  distinctive  mix  of 
housing  of  different  types.  On  this  basis,  the 
21-acre  area  would  contain  5  or  6  residential  groups. 

The  Seventh  Principle 

THE  AREA  EAST  OF  SHERBOURNE  SHOULD  BE  DEVELOPED  IN  TWO 
3 -YEAR  STAGES  -  COMMENCING  WITH  THE  13 -ACRE  AREA  BETWEEN 
SHERBOURNE,  ONTARIO,  GERRARD  AND  DUNDAS ,  WITH  A  VIEW  TO 
MAKING  REDEVELOPMENT  FINANCIALLY  AND  ADMINISTRATIVELY 
FEASIBLE,  AND  ACHIEVING  THE  REHOUSING  OF  ABOUT  THREE- 
QUARTERS  OF  THE  SPECIAL  PROBLEM  POPULATION  IN  THE  FIRST 
5 -YEAR  PERIOD 

The  seventh  redevelopment  principle  requires: 

(a)  that  the  City's  ten-year  capital  budget  provide 

for  the  acquisition,  clearance  and  rebuilding  (with 
Provincial  and  Federal  assistance)  of  the  21-acre 
area  in  two  5-year  phases: 

1st  phase  -  Sherbourne-Ontario-Gerrard-Dundas 
2nd  phase  -  Sherbourne-Ontario-Dundas-Shuter 
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(b)  that  to  rehouse  the  population  and  to  provide 
for  the  needs  of  the  existing  population,  a 
sequence  of  clearance  and  new  construction  be 
worked  out,  within  each  5-year  stage,  aimed  at 
minimizing  the  disturbance  to  the  population  in 
the  area  to  be  cleared,  and  at  accommodating 
as  many  as  possible  of  the  resident  population 
that  requires  rehousing.  In  the  first  stage, 
particular  care  will  be  required  to  build  the 
special  housing  for  the  problem  groups  -  the 
older  unemployed,  the  marginally  employed 
single  working  men,  etc.  -  before  the  Sherbourne 
Street  buildings,  where  many  of  them  now  live, 
are  cleared. 

The  "workable  alternative"  presented  by  this  Appraisal 
may  be  regarded  as  a  logical  follow-through  of  the 
policy  adopted  by  the  Planning  Board  in  1957,  with 
respect  to  the  Redevelopment  Study  of  September,  1957. 

At  that  time,  a  Redevelopment  Area  No.  I  was  defined  - 
a  13-block  area  extending  from  Jarvis  to  Parliament, 

Queen  to  Dundas .  The  Board  decided  to  recommend 
Stage  I  -  the  Moss  Park  development  -  and  to  re-examine 
the  need  to  proceed  with  the  rest  of  the  area  within 
five  years.  The  Appraisal  study  has  provided  an  oppor¬ 
tunity  for  this  re-examination,  and  leads  to  the 
conclusion  that  the  boundaries  of  the  next  stage  of 
redevelopment  be  altered  -  stopping  short  at  Ontario 
instead  of  Parliament  and  extending  to  Gerrard.  The 
revised  boundaries  conform  to  the  area  containing  and 
influenced  by  the  population  that  is  in  danger  of 
forming  a  skid  row. 

(iii)  Pockets  of  Redevelopment  for  Housing 

Other  areas  requiring  clearance  in  the  Don  are  (A)  the  residential 
pockets  in  industrial  areas,  east  of  River,  and  between  Queen  and 
Shuter,  and  (B)  a  "rotten  core"  of  deteriorated  housing  in  the 
middle  of  the  block,  bounded  b y  r  1  ton^ _Wi.nc.he s t e r  ,  Sackville 
and  Sumach.  Clearance  from  the  industrial  areas  will  achieve  the 
dual  purpose  of  removing  housing  in  a  very  poor  condition  (see 
Fig.  6,  7  and  8  in  Chapter  II)  and  removing  an  obstacle  to 
industrial  development.  The  industrial  zone,  west  of  Sackville, 
south  of  Shuter,  does  not  appear  to  be  justified  either  by 
existing  land  use  or  future  prospects.  The  key  fact  about 
industry  in  the  Don  is  that  of  a  comparatively  static  industrial 
shell  within  which  new  companies  come  and  go.  This  incubator 
character  of  industry  does  not  create  significant  demands  for 
industrial  land.  This  is  particularly  evident  west  of  Sackville. 
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POCKETS  OF  REDEVELOPMENT 


A  rotton  core  in  the  block  bounded  by 
Sackville,  Winchester,  Sumach  and  Carlton 
St.  will  require  public  acquisition  and  re¬ 
placement  with  low  rental  housing  of  a 
similar  scale. 
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TRACY  STREET  -  mediocre  construction  on 
small  lots  aggrevated  by  age  and  neglect 
have  resulted  in  very  poor  conditions  in 
the  3  blocks  bounded  by  Parliament,  Shuter, 
Sackville  and  Queen  St . 


Housing  and  industry  in  the  Don 
District  are  incompatible.  West 
of  River  St.  and  south  of  Shuter, 
the  housing  will  gradually  be  re¬ 
moved  to  provide  breathing  space 
for  a  well  established  industrial 
belt. 


Clearance  of  housing  from  the  remainder  of  the  industrial 
belt  will  provide  7  acres  of  cleared  land,  which  for  this 
kind  of  industrial  area  will  prove  sufficient  to  meet  the 
demands  for  industrial  sites  in  the  next  20-year  period. 

The  cleared  land  in  the  Parliament-Sackville-Shuter-Queen 
block,  an  area  of  approximately  7  acres,  would  be  better 
re-used  for  housing  rather  than  industry.  By  construction 
of  pedestrian  overpasses  across  Shuter  and  Parliament,  the 
area  could  be  integrated  with  the  Regent  Park  and  Moss  Park 
communities,  and  enjoy  the  use  of  the  School,  Park  and  other 
facilities.  Both  sites  are  directly  opposite  elementary 
schools  -  Regent  Park  and  Spruce  Court  -  which  would  be  an 
advantage  for  a  family  population.  Development  should  take 
place  in  accordance  with  the  principles  of  redevelopment 
already  referred  to. 

(iv)  Areas  of  Private  Rebuilding 

The  basis  for  high  density  residential  development  has  been 
established  in  Section  I  (ii)  of  this  Chapter  for  two  areas: 

(1)  the  Wellesley-Bloor-Sherbourne-Parliament  area,  and  (2) 
Homewood  Avenue  and  adjoining  culs-de-sac.  The  first  specific 
policy  advocated  is  the  establishment  in  both  areas  of  the 
highest  residential  density  permitted  in  the  Zoning  By-law. 

This  policy  would  have  the  effect  of  raising  density  to  a 
permitted  floor  area  lot  ratio  of  2.5  instead  of  2  in  the 
Homewood  Avenue  area,  and  in  the  block  between  Sherbourne 
and  Bleecker,  north  of  Wellesley,  and  from  1  to  2.5  in  the 
area  between  Howard  and  Bloor.  It  would  require  the  establish¬ 
ment  of  the  regular  residential  standards  and  the  reduction  of 
density  from  3.5  to  2.5  in  the  area  bounded  by  Howard,  Bleecker, 
Wellesley  and  Parliament,  which  was  exempted  by  the  Ontario 
Municipal  Board  from  the  provisions  of  the  Zoning  By-law  in 
April,  1957. 

Development  on  the  basis  of  the  presently  permitted  high 
density  in  the  exempted  area  would  impose  a  severe  strain 
on  parks,  street  and  parking  facilities.  A  park  deficiency 
of  about  14^  acres  (which,  of  course,  could  not  all  be 
provided  within  the  area  generating  the  need)  would  result  . 

All  internal  streets  would  require  pavement  widening  from 
the  present  24  feet  (or  less)  to  32  or  46  feet.  An  estimated 
2,200  automobiles  would  move  in  and  out  of  the  area  at  peak 
hours,  necessitating  major  improvements  on  all  surrounding 
arteries,  and  parking  provided  for  only  half  of  the  new  dwelling 
units,  instead  of  the  standard  1257.  of  the  number  of  units, 
would  throw  heavy  parking  pressure  on  the  streets. 
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The  problems  posed  by  the  inadequacies  of  the  standards  in 
effect  are  reflected  in  the  recent  history  of  arrangements 
incidental  to  the  financing  of  the  next  block  of  development 
in  the  area.  The  Central  Mortgage  and  Housing  Corporation 
was  prepared  to  give  financial  assistance  for  four  new  apart¬ 
ment  buildings  in  the  block  bounded  by  Howard  Street,  Rose 
Avenue,  St.  James  Avenue  and  Parliament  Street,  on  condition 
that  the  overall  population  density  be  reduced.  To  achieve 
a  more  tolerable  density  of  350  persons  per  acre,  the  developer 
agreed  to  deed  those  lands  north  of  Rose  Avenue  Public  School, 
which  he  owned  (.7  acres),  to  the  City  for  park  purposes  and, 
in  return  for  City  lane  closings,  the  developer  was  to  provide 
an  average  of  607,  parking  for  the  four  buildings.  At  the  time 
of  writing,  ownership  of  the  area  has  changed  hands  and  an 
application  has  been  made  to  the  Department  of  Buildings  for  a 
permit  under  prevailing  regulations,  to  build  three  apartment 
buildings  containing  a  total  of  711  units.  Agreements  affecting 
parkland  are  not  in  effect. 

With  the  best  of  intentions  of  all  concerned,  it  is  difficult 
to  rely  on  this  kind  of  procedure  to  raise  the  overall  quality 
of  development.  The  Appraisal  provides  an  opportunity  -  perhaps 
the  last  opportunity  -  to  re-establish  decent  residential  standards. 

The  second  policy  innovation  advocated  in  the  high  density 
residential  areas  is  the  establishment  of  a  method  of  guiding 
rebuilding  in  harmony  with  an  overall  plan  (incorporated  as  an 
amendment  to  the  Official  Plan) .  The  reasons  for  this  are 
inherent  in  both  the  existing  conditions  and  the  development 
problems  and  potentials  of  the  kind  of  area  under  consideration. 

It  is  expected  that  an  increasing  metropolitan  population  and 
demand  for  housing  in  the  next  twenty  years  will  precipitate 
large-scale  rebuilding  of  older  residential  districts,  such 
as  the  Don,  surrounding  the  downtown  core.  A  considerably 
higher  density  than  exists  at  present  is  desirable  from  two 
points  of  view:  it  will  ease  the  pressures  underlying  suburban 
spread  and  a  large  population  will  have  maximum  accesibility  to 
the  best  and  widest  range  of  facilities  that  an  urban  area  has 
to  offer,  including  shopping,  employment,  cultural  and  recreational 
opportunities.  Many  of  these  areas  are  ripe  for  rebuilding  but 
they  present  special  problems  in  that : - 

(a)  There  are  deficiencies  or  there  will  be  deficiencies 

(at  a  higher  density)  of  residential  amenities  -  parks, 
recreation  facilities,  schools,  shopping,  transportation, 
public  buildings. 
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Pre  1957  residential  standards  in¬ 
cluding  a  3*5  density,  parking, 

50 °]o  lot  coverage  and  no  landscaped 
open  space  still  apply  to  this  area. 
The  results  (above)  are  a  serious 
loss  of  residential  amenities  and  a 
strain  on  public  facilities.  Specu¬ 
lation  and  uncertainty  are  reflected 
in  the  rapidity  of  deterioration 
among  remaining  dwellings  (left). 


(b)  Existing  road  patterns  and  underground  utilities  may 
require  redesigning  or  replacement  for  a  high  density 
development . 

(c)  The  area  designated  for  rebuilding  is  sufficiently  large 
that  spot  acquisitions  may  occur,  thereby  jeopardizing 
the  stability  of  remaining  dwellings  and  encouraging 
deterioration . 

(d)  The  relation  of  buildings  to  each  other,  the  relation  of 
open  spaces  around  buildings  to  provide  maximum  benefit 
to  all  residents,  the  relation  of  residential  buildings 
to  parks,  public  buildings  and  other  amenities  become 
progressively  more  critical  as  the  density  of  population 
increases.  These  problems  can  best  be  overcome  by  the 
establishment  of  a  "review  procedure",  aimed  at  relating 
the  individual  building  or  groups  of  buildings  to  the 
objectives  and  plans  for  the  development  of  the  surrounding 
area . 

The  objectives  in  the  Bloor-Wellesley  area  would  be  threefold: 
(i)  to  assure  co-ordination  of  housing  development  with  the 
public  services  and  facilities  that  will  be  required,  (ii)  to 
avoid  the  disruption  of  scattered  and  spasmodic  development  - 
e.g.  the  uncertainty  and  scattered  land  assembly  in  the  Howard- 
Wellesley  area  has  greatly  accelerated  residential  decline 
since  1957,  and  (iii)  to  assure  a  harmonious  design  of  all  the 
elements  of  the  rebuilding. 

The  Plans  for  the  area  might  include  (a)  site  plans,  (b)  three 
dimensional  designs  of  major  groups  of  buildings,  (c)  the 
pattern  of  road  and  utility  systems,  off-street  parking 
facilities  and  provision  for  future  street  widenings  where 
necessary,  (d)  lands  to  be  reserved  for  future  acquisition 
for  parks,  public  buildings  and  other  public  purposes,  and 

(e)  definition  of  minimum  development  sites. 

The  introduction  of  a  review  procedure  will  require  an  amendment 
of  The  Planning  Act .  The  amendment  would  establish  a  review 
system  with  the  following  features: 

(1)  A  suitable  Review  Committee  is  established,  e.g. 

Commissioners  of  Planning,  Buildings,  and  Development, 
Members  of  Ontario  Association  of  Architects  and  the 
Town  Planning  Institute  of  Canada. 
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(2)  The  Committee  is  empowered  to  review  plans  for  development 
and  to  discuss  them  with  developers,  with  particular 
attention  to: 

(a)  the  relationship  of  the  building  to  its  surroundings, 
in  the  light  of  plans  and  objectives  for  the  future 
development  of  the  district; 

(b)  the  implementation  of  adopted  plans  for  re-organization 
of  the  area  in  whatever  way  best  suits  the  developer 
and  the  City. 

(3)  In  defined  areas,  no  building  permit  is  issued  until  plans 
are  submitted  to  the  Review  Committee  and  a  certificate  of 
approval  is  granted  by  the  Committee. 

(4)  When  a  developer  and  the  Committee  cannot  reach  an  agreement, 
the  application  is  submitted  to  Council  for  decision. 

(3)  A  right  of  appeal  from  Council's  decision  to  the  Ontario 
Municipal  Board  is  provided. 

While  the  implementation  of  a  plan  through  a  review  procedure 
would  obligate  an  individual  developer  to  relate  his  projects 
to  the  surrounding  residential  area,  it  could  make  possible 
greater  flexibility  in  individual  site  standards.  It  might  be 
established,  for  example,  that  individual  buildings  could  exceed 
the  prescribed  density  so  long  as  density  over  the  whole  develop¬ 
ment  site  did  not  exceed  the  maximum;  and  the  underlying  intent 
of  the  residential  standards  are  embodied  in  the  scheme,  e.g. 
adequate  daylight  around  buildings,  off-street  parking  and 
landscaped  open  space . 

Illustration  of  Guide  Plan  -  Bloor-We lies  ley  Area 


Fig.  23  illustrates  the  type  of  community  that  could  be  achieved 
in  the  Bloor-Wellesley  area  through  a  comprehensive  plan  implemented 
by  the  review  procedure.  This  design  creates  eight  minimum  sites 
for  development: 

Site  1  The  closing  of  Howard  Street,  east  of  Rose  Avenue, 
overcomes  the  difficulties  of  the  narrowing  of  the 
block  between  Howard  and  Bloor. 

An  opportunity  is  created  for  two  apartment  buildings 
which,  when  Howard  is  closed,  form  a  single  large 
block  with  the  development  proposed  between  Rose  Avenue 
and  Parliament  Street  in  the  area  north  of  St.  James. 

The  most  easterly  building  may  be  designed  to  form  a 
visual  focal  point  from  the  western  entrance  along 
Howard  Street. 


54 


SHERBOURNE  STREET 


HIGH  DENSITY  RESIDENTIAL 
MEDIUM  HIGH  DENSITY  RESIDENTIAL 
MEDIUM  LOW  DENSITY  RESIDENTIAL 


LOCAL  SHOPS 


Fig,  23 

D 


LOCAL  SHOPPING  CENTER 


WELLESLEY  STREET 


D 


B 


I 


B 


B 


a 


I 


B 


I 


B 


B 


B 


B 


B 


B 


B 


0 


IOO* 


200 


GUIDE  PLAN 
BLOOR,  SHERBOURNE, WELLESLEY  a  PARLIAMEN 


B 


CITY  OF  TORONTO  PLANNING  BOARD 


* 


Proximity  to  the  subway  station,  together  with  the 
unique  asset  of  an  unobstructed  view  over  the  ravine 
lands  and  wooded  cemeteries,  make  this  an  optimum 
location  for  high  density  apartments,  attractive 
primarily  to  single  persons  and  couples. 

Site  2  The  closing  of  part  of  Ontario  Street,  south  of 
Howard  and  its  linkage  to  Rose  Avenue,  creates 
an  additional  site  of  well  over  one  acre  that 
could  be  continuous  with  sites  of  the  Barbara 
Apartments  -  creating  a  more  spacious  setting 
for  all  three  buildings.  An  existing  fire  hall, 
which  has  recently  been  renovated,  will  be  retained 
on  the  corner  of  Howard  Street  and  Rose  Avenue. 


Sites  3  Low  density  development  on  these  sites  is  suggested 
6 1  4  adjacent  to  the  school  and  park,  with  surface  parking 
in  small  courts  leading  off  Rose  Avenue  rather  than 
one  large  sea  of  asphalt.  This  layout  would  lend 
itself  to  a  variety  of  housing  types,  including 
row  housing,  duplexes  and  walk-up  apartments.  Three 
point  blocks  on  the  corner  of  Wellesley  and  Parliament 
are  a  suitable  focus  at  the  entrance  of  the  neighbour¬ 
hood  while  permitting  a  vista  through  to  the  interior. 


Site&5  Four  high  rise  apartments  will  have  maximum  accesibility 
4  to  the  shopping  centre  on  Wellesley  Street  and  the  park 
proposed  south  of  Rose  Avenue  School  (see  Chapter  V) 
while  providing  a  balance  in  height  and  bulk  in  the 
southern  extremity  of  the  super-block.  Parking  should 
be  provided  underground  with  access  from  a  new  road 
at  the  rear  of  the  shopping  area.  A  small  town  house 
grouping  for  larger  families  is  located  adjacent  to  the 
School. 


Site  y  As  a  contrast  to  the  high  buildings  on  either  side, 

Bleecker  Street  will  feature  a  cluster  of  town  houses 
,  '  with  private  parking.  A  large  concentration  of 

children  will  be  protected  from  arterial  traffic  in 
the  centre  of  the  superblock  and  will  be  close  to  the 
schools  and  playgrounds  while  parents  will  appreciate 
a  group  of  shops  at  Bleecker  and  Howard. 

Site  f  An  uninterrupted  facade  of  alternating  heights  and  set¬ 
backs  creates  a  highly  urban  form  to  stress  the  importance 
of  Sherbourne  Street  as  a  main  artery  in  the  district  and 
the  entrance  to  a  new  residential  community  of  9,500  - 
10,000  persons.  As  in  the  other  high  density  neighbourhoods, 
all  parking  is  underground. 
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Site  A  new  office  complex  at  the  corner  of  Sherbourne  and 
Bloor  might  include  a  variety  of  buildings  with 
changes  in  heights  and  levels  and  a  unifying  plaza 
if  constructed  over  the  subway  station(as  shown  in 
Fig.  23).  Parking  is  provided  under  the  plaza,  with 
access  from  Sherbourne  Street. 

A  plan  for  such  a  large  area  can  achieve  goals  that  would  not 
be  possible  under  the  Zoning  Bylaw: 

(1)  A  balanced  contrast  in  height,  bulk  and  form  with  a 
resulting  density  (of  new  development)  of  305  persons 
per  acre  of  residential  land. 

(2)  A  variety  of  accommodation  in  types  of  buildings  and 
sizes  of  units,  thereby  encouraging  a  balanced  community 

for  young  and  old,  single  persons  and  families,  representing 
more  than  one  income  group. 

(3)  Relation  of  different  types  of  household  to  community 
features  of  greatest  importance,  e.g.  small  apartments 
to  public  transportation  and  large  units  to  the  schools 
and  park,  with  protection  from  arterial  traffic. 

(4)  A  purely  local  road  pattern  ensuring  protection  from 
the  noise  and  danger  of  through  traffic  which  does  not 
belong  in  a  residential  neighbourhood. 

(5)  System  of  pedestrian  paths  with  a  new  entrance  from 
Bloor  Street. 

Thd  accomplishment  of  these  goals  in  the  Homewood  and  Bloor- 
Wellesley  areas  in  the  Don  is  particularly  important  because 
the  prospects  of  large-scale  private  rebuilding  are  very  real. 
To  permit  development,  piece-by-piece,  without  relating  each 
part  to  the  ultimate  whole  would  be  a  lost  opportunity  of  a 
most  serious  nature. 

The  full  development  of  both  the  Bloor-We 1 les ley  and  Homewood 
Avenue  areas  will  produce  a  total  of  approximately  4,500  new 
units  (3,350  in  the  first  and  1,150  in  the  second),  which  is 
approximately  157>  of  all  estimated  new  private  apartment 
construction  in  the  City  to  1980  -  slightly  more  than  the 
proportion  of  apartment  units  now  located  in  the  Jarvis- 
Wellesley-Carlton  area  (137,  of  the  City  total).  It  would  seem 
that  the  assumed  development  would  not  be  out  of  line  with 
City-wide  expectations. 

The  residential  development  of  the  Don  in  the  manner  visualized 
would  result  in  a  population  increase  of  approximately  7,600, 
resulting  in  a  total  of  49,000.  On  the  basis  of  the  foregoing 
assumptions,  it  is  possible  to  project  future  district  require¬ 
ments  for  schools,  parks  and  shopping. 
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CHAPTER  IV 


SCHOOLS 


A  relatively  high  population  density  and  a  higher  proportion 
of  school  children  to  total  population  than  the  City  average  has 
given  schools  a  prominance  second  only  to  open  space  on  the  district 
land  use  map.  The  district  is  served  by  ten  well- distributed  schools 
within  its  boundaries  -  seven  public  and  three  separate;  and  by 
three  others  -  two  public  and  one  separate  outside  the  district.  Of 
those  in  the  district,  five,  including  the  three  separate  schools, 
are  located  north,  and  five  south  of  Carlton  Street.  Children 
enrolled  in  the  elementary  schools  make  up  17%  of  the  total  district 
population  compared  to  1370  in  the  City  as  a  whole.  The  distribution 
between  public  and  separate  schools  is  almost  the  City  average. 

Certain  deficiencies  exist  now  within  the  school  system  although 
these  are  surprisingly  small  in  view  of  the  age  of  the  district,  the 
density  and  mobility  of  the  population.  Only  two  public  schools, 
Regent  Park  and  Rose  Avenue,  show  overcrowding  and  then  only  to  a 
minor  degree.*  Two  separate  schools  -  Sacred  Heart  and  St.  Martin's 
are  seriously  overcrowded.  Sacred  Heart  -  the  one  bilingual  school 
for  the  whole  of  the  Metro  Toronto  region  -  in  1961  had  four  portable 
classrooms  on  the  site,  held  two  classes  in  the  basement  and  was 
forced  to  hold  one  class  at  Our  Lady  of  Lourdes  School.  Assuming  a 
class  has  thirty-five  pupils,  Sacred  Heart  school  needed  five  more 
rooms  before  the  recent  addition  and  St.  Martin's  still  needs  three. 

The  shortage  of  playground  space  is  much  more  pronounced  than 
the  shortage  of  classrooms,  as  one  might  expect  in  an  older  residen¬ 
tial  district.  Expansion  is  curtailed  by  scarcity  and  prices  of  land. 
However,  it  should  be  noted  that  four  schools  -  Regent  Park,  Rose 
Avenue,  Spruce  Court  and  Our  Lady  of  Lourdes  have  more  than  the 
accepted  minimum  standards  of  100  square  feet  per  pupil.  All  other 
schools  are  deficient,  the  greatest  need  being  at  Lord  Dufferin,  and 
Duke  of  York. 

The  age  of  school  buildings  is  also  a  problem.  On  the  basis  of 
a  life  expectancy  of  50-60  years,  the  original  wing  of  Winchester 
School  built  in  1884  and  St.  Martin's  separate  school  constructed 
in  the  same  period  should  be  replaced  in  the  near  future.  Park 
Street  school,  although  constructed  in  1917,  has  been  completely 
renovated  to  extend  the  useful  life  of  the  building  at  least  40 
years . 

These  are  some  of  the  current  problems.  The  next  twenty  years 
will  bring  substantial  changes  in  the  development  of  the  Don  Planning 
District  and  corresponding  changes  in  the  population.  The  impact  on 
schools  will  vary  according  to  the  type  of  new  development. 


*  The  1963  figures  indicate  that  the  overall  situation  has  changed 
and  there  is  only  1  overcrowded  school  in  the  district  -  Park  school 
which  is  using  3  portables) 
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CITY  OF  TORONTO  PLANNING  BOARO 


I.  FUTURE  ELEMENTARY  SCHOOL  ENROLLMENT  (Grades  1-8) 

Forecasts  were  based  on  an  assumed  ratio  of  elementary 
school  children  to  population  in  various  types  and  densities 
of  development.  Characteristically,  high  density  middle  to 
upper  income  apartment  developments  have  the  lowest  propor¬ 
tion  of  school  children,  and  public  housing,  the  highest. 
Where  no  major  changes  are  anticipated  it  is  assumed  that 
the  proportion  of  elementary  school  children  to  total  popu¬ 
lation  will  remain  the  same. 

In  spite  of  substantial  increases  in  residential  popu¬ 
lation  in  parts  of  the  district,  the  total  elementary  school 
enrollment  is  expected  to  increase  less  than  1%  from  6922  to 
6989.  Separate  schools  are  expected  to  have  a  net  loss  of 
only  3  pupils  while  public  schools  will  gain  70  pupils  repre¬ 
senting  a  total  net  increase  of  67.  The  high  ratio  of  elemen 
tary  school  children  to  the  total  population  will  decline  to 
14%,,  closely  approximating  the  estimated  future  ratio  for 
the  City  as  a  whole  (13.2%). 

II.  PUBLIC  ELEMENTARY  SCHOOLS 

Decreases  in  public  school  enrollment  will  affect  only 
2  schools  in  the  district,  Rose  Avenue  and  Park,  and,  to  a 
lesser  extent,  Church  Street  school  outside  of  the  district. 
Expected  high  density  but  small  household  apartment  construc¬ 
tion  east  of  Sherbourne  Street,  and  a  gradual  change  from 
residential  to  office  uses  west  of  Sherbourne  will  result 
in  an  absolute  loss  of  197  pupils  in  that  part  of  the  dis¬ 
trict  north  of  Wellesley  Street. 

The  anticipated  decline  in  enrollment  of  185  pupils  at 
Park  school  is  due  to  the  eventual  removal  of  all  housing 
from  the  industrial  area. 

Classroom  space  will  eventually  become  available  in  the 
northern  part  of  the  district.  The  thinking  of  the  School 
Board  at  present  is  that  if  there  should  be  a  sufficient 
number  of  vacant  rooms  at  Rose  Avenue  and  Church  Street 
schools,  the  junior  school  department  at  Winchester  might 
be  closed  and  the  Winchester  pupils  redistributed  between 
these  two  schools  north  of  Wellesley  Street.  Winchester 
school  would  thereby  become  a  pure  senior  school. 

Expected  increases  in  public  school  population  are  al¬ 
most  entirely  south  of  Gerrard  Street.  Duke  of  York,  Lord 
Dufferin  and  Regent  Park  schools  will  receive  the  direct  im¬ 
pact  of  enrollment  increases  if  school  boundaries  remain  the 
same . 
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(a)  Jarvis,  Gerrard,  Sherbourne  and  Shuter  -  this  area 
of  private  redevelopment  will  pro  luce  an  increase 
of  58  pupils. 

(b)  Sherbourne,  Gerrard,  Ontario  and  Shuter  -  this  area 
proposed  for  public  redevelopment  will  show  an  in¬ 
crease  of  149  pupils. 

(c)  Moss  Park  Redevelopment  area  will  have  an  additional 
169  pupils  over  and  above  the  9  pupils  left  in  the 
area  at  the  time  of  survey. 

(d)  Parliament,  Shuter,  Sackville  and  Queen  -  a  second 
area  proposed  for  public  redevelopment  will  show  an 
increase  of  71  pupils. 

The  total  increase  of  447  pupils,  representing  a  future 
need  for  approximately  12  classrooms,  could  largely  be  accom¬ 
modated  in  classrooms  now  available  at  Duke  of  York  and  Church 
Street  schools . 

With  the  elimination  of  residential  population  in  the 
industrial  belt  south  of  Shuter  Street  and  east  of  River 
Street,  the  remainder  could  be  accommodated  in  Lord  Dufferin 
and  Park  Street  schools  with  certain  boundary  adjustments. 
Adequate  space  would  also  be  available  at  Lord  Dufferin  and 
Park  in  future  to  accommodate  pupils  living  south  of  Queen 
Street  and  who  now  attend  Sackville  school  if  the  decision 
is  made  to  remove  a  school  from  this  location. 

Of  the  Lour  public  schools  with  playground  deficiencies 
it  is  anticipated  that  only  one  -  Duke  of  York  -  will  be 
able  to  expand  within  the  planning  period.  Redevelopment  of 
the  surrounding  area  offers  a  unique  opportunity  to  extend 
the  playground  to  Shuter  Street,  in  which  case  a  valuable 
pedestrian  link,  possibly  in  the  form  of  an  underpass  or 
overpass,  can  be  created  between  the  school  and  Moss  Park. 

In  the  preparation  and  implementation  of  a  redevelopment  plan 
for  this  area,  a  continuous  liaison  should  be  maintained  with 
the  Board  of  Education  regarding  the  Duke  of  York  extension. 
Other  schools  will  not  have  a  similar  opportunity  to  improve 
playgrounds.  However,  Lord  Dufferin  should  be  given  second 
priority  within  the  district,  if  funds  become  available  due 
to  the  seven:  shortage  of  playground  space.  Winchester 
School,  with  an  improved  layout  following  demolition  of  the 
old  wing,  will  achieve  more  playground  space  on  the  existing 
site.  From  a  City-wide  perspective  there  are  many  schools 
with  considerably  less  play  space  than  those  in  the  Don  and 
for  this  reason  the  proposals  made  in  this  report  are  realis¬ 
tic  rather  than  ideal. 
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SCHOOLS 


for  opening  in  September  will  replace 
Jarvis  Vocational  School. 


2.  If  Winchester  becomes  a  complete 
Senior  School  in  future,  then  only  a 
small  addition  will  be  needed  to  replace 
the  1884  building  shown  at  the  left. 

3.  St.  Martins  Separate  School  has  the 
most  serious  playground  deficiency  in 
the  district. 

4.  Redevelopment  will  offer  a  unique 
opportunity  for  Duke  of  York  to  extend 
the  playground  to  Shuter  St. 


3. 


Ill  SENIOR  SCHOOLS 


A  16.67o  district  ratio  of  senior  school  enrollment  to 
total  elementary  school  enrollment  is  expected  to  approach 
the  City  average  of  17.67>  in  the  planning  period.  If  this 
assumption  is  realized  then  senior  school  (grades  7  and  8) 
enrollment  will  increase  from  855  in  1961  to  916.  Of  this 
total  239  (267o)  will  reside  north  of  Carlton  Street  and 
676  (747>)  south.  At  present,  senior  schools  (Lord  Dufferin 
and  Park)  in  the  southern  half  of  the  district  provide  for 
697.  of  the  senior  school  enrollment.  In  the  future,  to 
achieve  the  necessary  balance  north  and  south  of  Carlton, 
school  authorities  favour  the  retention  of  only  one  senior 
school  at  either  Park  school  or  Lord  Dufferin  in  the  southern 
half  of  the  district  and  the  reversion  of  Winchester  to  a 
complete  senior  school  in  the  northern  half.  In  this  case, 
only  a  small  addition  to  the  present  senior  school  building 
at  Winchester  will  be  required  when  the  old  wing  is  demolished. 

The  following  table  summarizes  the  present  and  future 
elementary  and  senior  school  enrollment  in  the  schools  of 
the  district: 


PUBLIC  ELEMENTARY  SCHOOL  ENROLLMENT  -  1961* 
Present  and  Future,  North  and  South  of  Carlton 


School 

Existing  Enrollment 
Junior  Senior  Total 

Existing 
Capaci ty 

Projected  Enrollment 
Junior  Senior  Total 

North  of  Carlton 
St: 

Rose  Avenue 

757 

757 

730 

Winchester 

478 

267 

745 

940 

South  of  Carlton: 

1235 

267 

1502 

1670 

1118  239 

1357 

Spruce  Court 

758 

758 

830 

Lord  Dufferin 

734 

341 

1075 

1235 

Duke  of  York 

600 

600 

790 

Regent  Park 

750 

750 

680 

Park 

905 

247 

1152 

1205 

3747 

588 

4335 

4740 

3170  676 

3846 

Grand  Total 

4982 

855 

5837 

6410 

4288  915 

5203 

*  (see  appendix  II  for  1963  figures) . 
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IV  SEPARATE  ELEMENTARY  SCHOOLS 


Changes  in  population  composition  east  of  Sherbourne 
Street  and  total  population  west  of  Sherbourne,  will  result 
in  a  decrease  of  approximately  91  separate  school  pupils 
north  of  Wellesley  Street.  Our  Lady  of  Lourdes  will  probably 
receive  the  total  impact  of  these  changes.  Sacred  Heart, 
although  serving  this  area,  is  the  only  bilingual  school 
in  Metro  Toronto  and  could  be  expanded  almost  indefinitely 
without  meeting  the  demand.  Construction  of  an  eight-room 
addition  has  recently  been  completed  to  relieve  the  existing 
overcrowding . 


The  only  other  decrease,  71  pupils  from  the  industrial 
belt  south  of  Shuter  and  east  of  River,  will  at  least  par¬ 
tially  relieve  overcrowding  at  St.  Pauls. 


South  of  Gerrard  Street,  net  increases  in  separate 
school  enrollment  will  not  exceed  90  -  made  up  as  follows: 


(a) 

Jarvis,  Gerrard,  Sherbourne, 

Shuter 

(b) 

Sherbourne,  Gerrard,  Ontario, 

Shuter 

(c) 

Moss  Park 

(d) 

Parliament,  Shuter,  Sackville 

,  Queen 

-  42  pupils 

+  64  " 

+  46  " 

+  22  " 

+  90 


This  increase  could  easily  be  absorbed  by  Our  Lady  of 
Lourdes  (with  excellent  transportation  service  on  Sherbourne 
Street) . 


Playground  deficiencies  at  Sacred  Heart  have  been  alle¬ 
viated  as  a  result  of  recent  acquisitions,  but  the  serious 
deficiency  at  St.  Martins  will  require  site  expansion  -  even 
before  the  school  is  reconstructed. 


V  SECONDARY  SCHOOLS 


Secondary  school  enrollment  in  the  Don  Planning  District 
represents  a  lower  proportion  of  the  total  population  than 
the  City  average  -  1.8%  compared  to  3.1%.  The  attraction  of 
a  job  and  salary  present  formidable  competition  to  routine 
school  work,  resulting  in  a  high  percentage  of  school  drop¬ 
outs  in  lower  income  areas .  In  view  of  the  impact  on  the 
national  economy  of  large  numbers  of  inadequately  educated, 
unemployed  persons  it  is  expected  that  the  combined  efforts 
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of  government,  industry  and  the  schools  will  be  directed 
toward  the  retention  of  pupils  in  the  secondary  school 
system.  Estimates  of  the  future  secondary  school  popula¬ 
tion  have  been  adjusted  to  reflect  an  increase  in  the  number 
of  pupils  completing  secondary  school  courses,  approaching 
the  City  average. 

A  future  secondary  enrollment  of  1148  is  projected, 
representing  a  79%  increase  from  the  existing  enrollment  of 
717.  Assuming  the  present  distribution  among  the  courses 4 
328  of  the  363  additional  pupils  would  select  technical  and 
commercial  courses  (58%)  while  the  remaining  237  (42%,)  would 
select  academic  courses. 

Jarvis  Collegiate  Institute  with  renovations  and  site 
expansion  will  be  able  to  accommodate  the  increase  together 
with  the  specialized  schools  discussed  below. 

VI  CASTLE  FRANK  SECONDARY  SCHOOL 

In  1960  a  proposal  to  establish  the  first  secondary 
school  with  a  specialized  vocational  curriculum  oriented 
toward  the  service  and  transportation  industries  was 
adopted  by  the  Toronto  Board  of  Education.  The  site 
selected  for  this  school  was  the  Castle  Frank  estate  - 
a  7.9  acre  site  on  a  wooded  promontory  overlooking  the 
Don  and  Rosedale  Valleys. 

The  new  school  with  a  capacity  for  800  pupils  from  all 
parts  of  the  City  will  replace  the  Castle  Frank  Mansion  and 
should  be  ready  for  occupancy  in  September  1963.  Every  effort 
has  been  made  in  designing  and  siting  the  new  building  to 
preserve  the  natural  beauty  of  the  promontory  and  to  protect 
residents  of  Castle  Frank  Crescent  from  noise  or  other 
disturbances . 

Some  pupils  from  the  Don  District  will  be  eligible  for 
this  new  school  but  no  attempt  has  been  made  to  estimate 
the  numbers  who  will  attend  out  of  the  total  forecasted 
secondary  school  population. 


VII  ST.  JOSEPH'S  COMMERCIAL  SCHOOL 

St.  Joseph's  intermediate  school  for  girls,  formerly  on 
Adelaide  Street,  is  now  being  relocated  on  Linden  Street. 

The  new  building  will  offer  twice  the  capacity  of  the  old 
one  and  a  combined  playground  with  Our  Lady  of  Lourdes.  No 
doubt  this  new  school  will  attract  more  pupils  from  the 
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district  than  might  otherwise  attend  a  separate  secondary 
school,  but  an  estimate  of  future  enrollment  from  the  dis¬ 
trict  is  difficult  at  this  time. 

Vlll  JUNIOR  VOCATIONAL  SCHOOLS 

An  agreement  has  recently  been  completed  between  the 
City  and  the  Board  of  Education  whereby  the  City  has  acquired 
the  present  two  acre  site  of  the  Jarvis  Vocational  school  for 
an  extension  to  Allan  Gardens,  and  in  return  the  Board  has 
received  the  Gordon  J.  Millen  Memorial  Stadium  lands  at  Dan- 
forth  and  Broadview  for  a  new  vocational  school.  The  five 
acre  stadium  site  has  permitted  an  increase  in  school  capacity 
from  450  to  672  pupils  and  adequate  space  for  recreation. 

This  new  school  now  nearing  completion  is  designed  for  boys 
only  and  the  Boulton  Avenue  school  will  continue  to  accommo¬ 
date  girls  in  this  same  category.  If  the  proportion  of 
junior  vocational  pupils  to  the  total  population  in  the  Don 
District  remains  the  same  in  future  (0.277o  in  the  district 
compared  to  0.15%  in  the  City  as  a  whole)  then  an  increase 
of  twenty-one  pupils  would  be  expected. 
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CHAPTER  V 


PARKS,  RECREATION  AND  COMMUNITY  SERVICES 


Legacies  from  wealthy  residents,  churches,  boards  of  trustees, 
together  with  topographical  features,  have  left  the  Don  District 
with  open  space  assets  of  rare  proportions  in  a  downtown  residential 
district.  Large  open  areas  are  an  outstanding  feature,  although  some 
are  reserved  for  special  purposes  (cemeteries)  and  others  are 
undeveloped  lands.  A  total  of  143.3  acres  of  open  space  is  contained 
within  the  district  boundaries  for  the  benefit  of  district  residents 
and  also  for  residents  from  the  areas  east  of  Jarvis  Street  and  south 
of  Queen  Street  -  both  barren  islands  of  concrete. 


Type  of  Space 

Acres 

1. 

Cemeteries 

52.3 

2. 

Other  Private  open  space 

.5 

3. 

Ravine  lands  -  west  bank  of  the  Don  River 

28.5 

4. 

Public  Parks  and  Recreation  Facilities 
(a)  Riverdale  Zoo  serving  the 

62  .0 

whole  Metro  Region 

8.7 

(b)  Areas  suitable  for  active  Recreation 

Moss  Park 

8.3 

Riverdale  Park  (excluding  zoo) 

28.5 

Wellesley  Park 

4.9 

(c)  Areas  suitable  for  passive  Recreation 

Allan  Gardens 

10.7 

Gerrard  &  Parliament  Parkette 

.2 

Bloor  Street  Parkettes 

.7 

143.3 


I  EXISTING  RECREATION  SPACE  AND  PROGRAMMES 


The  John  Innis  Community  Centre  and  Moss  Park  provide  the  largest 
and  most  comprehensive  recreation  programmes  in  the  district.  Year 
round  activities  are  offered  to  all  age  groups  from  pre-school  children 
to  elderly  people  and  the  Centre  features  swimming,  baseball,  volley 
ball,  basketball,  and  soccer  leagues,  as  well  as  crafts.  The  acquisition 
of  industrial  properties  along  George  Street  and  commercial  properties 
along  Queen  in  the  Moss  Park  redevelopment  project  has  permitted  an 
expansion  of  Moss  Park  to  8.3  acres.  Riverdale  Park  is  the  only  other 
large  area  available  for  sports.  Both  parks  are  located  on  the  edge 
of  the  district  . 

In  Regent  Park  North,  3  play  lots  and  2  play  fields  offer  space  for 
children's  and  adults'  sports  during  the  summer  months.  Winter  activities 
are  held  in  the  gym,  games  and  craft  rooms. 
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CITY  OF  TORONTO  PLANNING  BOARO 


DON  PLANNING  DISTRICT 


The  design  emphasis  in  Regent  Park  South  was  placed  on  a  small 
playground  for  young  children  and  a  central  landscaped  core  surrounded 
by  apartment  buildings.  However,  the  high  concentration  of  children 
in  the  project  area  (647o)  necessitated  redesigning  to  provide  a  variety 
of  paved  tot  lots.  A  community  centre  building,  the  former  administration 
building,  is  also  now  in  operation  to  compensate  for  the  original 
deficiency . 

North  of  Carlton  Street,  only  one  small  playground  -  Wellesley 
Park  -  is  available  to  a  population  of  16,000  and  this  is  on  the 
eastern  extremity  of  the  district,  between  the  two  cemeteries.  Through¬ 
out  the  district  recreation  programmes  have  been  provided  in  various 
schools  by  the  City  Department  of  Parks  and  Recreation.  Three  of  the 
five  elementary  schools  offering  summer  playground  programmes  for 
children,  or  year-round  activities  for  adults  and  children,  are  south 
of  Carlton. 

The  churches  also  help.  Four  churches,  three  of  which  are  also 
south  of  Carlton,  have  active  sports  programmes  for  children.  Six 
more, out  of  the  total  of  eighteen  in  the  district,  have  or  plan  to 
construct  gyms  or  parish  halls.  Most  churches  have  concentrated  on 
groups  traditionally  affiliated  with  them  -  cubs,  scouts,  girl  guides, 
brownies  and  young  people's  clubs.  However,  they  are  also  providing 
for  changing  social  needs  and  make  space  available  for  meetings  of 
Alcoholics  Anonymous,  senior  citizens'  clubs,  ethnic  singing  and 
dancing  groups,  adult  folk  dancing  and  sheltered  workshops. 

Two  private  agencies  -  the  Gerrard  K  Club  and  Central  Neighbour¬ 
hood  House  -  complete  the  community  recreation  picture,  one  specializing 
in  sports  for  boys  and  the  other  in  group  activities  for  adults  and 
chi ldren . 

II  PARKS  STANDARDS 


A  standard  of  1.4  acres  of  local  and  district  parks  per  thousand 
population  has  been  adopted  as  a  realistic  goal  for  the  City  of  Toronto. 
The  zoo  is  primarily  Metropolitan  and  therefore  has  not  been  included 
in  the  district  total.  All  other  parks  provide  53.3  acres  for  recreation 
a  deficiency  of  5.0  acres  for  the  present  population  of  41,615.  An 
addition  of  two  acres  to  the  west  side  of  Allan  Gardens  will  reduce  this 
deficiency  to  three  acres.  However,  the  anticipated  increase  in  popu¬ 
lation  of  7,b85  by  1980  will  create  a  future  deficiency  of  approximately 
fourteen  acres. 

Future  parks  acquisitions  should  be  of  the  most  useful  type  in  the 
best  locations  to  meet  the  needs. 

1.  Local  parks  are  effective  only  if  they  are  within  easy 

walking  distance.  Experience  shows  that  they  effectively 
serve  a  radius  of  \  mile. 
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PARKS  AND  RECREATION 


Two  large  cemeteries  and  Riverdale  Park 
on  the  eastern  edge  of  the  district  of¬ 
fer  visual  relief  from  high  population 
densities  in  surrounding  neighbourhoods . 


A  serious  deficiency  of  recreation  faci¬ 
lities  in  Regent  Park  South  necessitated 
redesigning  unused  parking  space  for 
tot  lots. 


Wellesley  Park  on  the  edge  of  Rosedale 
Valley  is  very  popular  particularly  as 
it  offers  the  only  organized  recreation 
in  the  district  north  of  Carlton  Street. 


2.  The  size  of  a  local  parks  needs  to  be  related  to  the  population 
served  by  it,  although  a  minimum  of  \  acre  has  been  recommended 
for  maintenance. 

3.  Small  children  and  old  people  should,  if  possible,  not  have  to 
cross  major  traffic  arteries  to  reach  a  local  park. 

4.  Park  design  and  equipment  varies  according  to  the  age  groups 
being  served.  In  some  cases,  a  full  range  of  facilities  for 
indoor  and  outdoor  sports  will  be  required,  whereas  in  others 
only  a  landscaped  sitting-out  space  will  be  needed. 

Ill  AREAS  OF  DEFICIENCY  AND  PROPOSALS 


Redevelopment  Areas 

1 .  Jarvis  Street,  Gerrard  Street,  Ontario  Street  and  Shuter  Street 

As  a  result  of  clearance  and  rebuilding,  it  is  anticipated  that 
this  area  will  contain  approximately  10,000  persons.  Allan 
Gardens,  for  passive  recreation,  and  Moss  Park,  for  active 
recreation,  will  serve  this  population.  The  total  park  space 
is  more  than  adequate  for  the  new  population  but  both  parks 
serve  a  larger  area  and  a  much  larger  population.  It  is  then 
apparent  that  some  recreation  facilities  will  have  to  be 
provided  within  the  redevelopment  areas. 

The  John  Innis  Centre  at  present  is  not  operating  at  full  Capacity 
and  could  absorb  more  children  and  adults.  In  future,  an  expansion 
of  the  building  seems  more  desirable  than  appropriation  of  land  for 
a  new  centre  nearby.  The  obvious  problem  of  children  crossing 
heavy  traffic  arteries  is  partially  answered  by  present  expe  ience. 
The  centre  now  draws  children  from  east  of  Parliament  Street  and 
south  of  Queen.  Even  the  youngest  come  by  themselves  and  manage 
the  journey  safely.  In  future,  it  is  assumed  that  the  children 
will  continue  to  travel  several  blocks  to  the  centre  but  a 
pedestrian  link  is  recommended  between  Moss  Park  and  the  Duke 
of  York  school  grounds  to  increase  safety. 

The  John  Innis  Centre  will  be  the  focus  of  active  sports  and 
Allan  Gardens,  with  greenhouses  and  summer  concerts  (and 
wandering  bards),  the  focus  of  passive  recreation.  Within  the 
redeveloped  areas,  the  only  remaining  need  is  for  several 
sitting-out  parks  combined  with  tiny  tots  playgrounds,  one  east 
and  one  west  of  Sherbourne  Street.  These  can  be  easily  created 
in  the  overall  design  for  the  area  and  would  be  managed  by  the 
development  company.  Redevelopment  on  a  comprehensive  block 
basis  would  create  an  opportunity  to  design  the  housing  layout 
in  such  a  way  that  a  green  link  is  provided  between  Allan  Gardens 
and  Moss  Park. 
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In  Regent  Park  South,  the  two  day-care  centres  have  proved 
to  be  a  vital  community  service  with  a  demand  far  exceeding 
space  available.  As  the  family  population  east  of  Sherbourne 
will  be  similar  to  that  of  Regent  Park  South,  a  nursery  and 
day-care  centre  will  also  be  needed  either  in  a  separate 
building  or  incorporated  into  the  larger  apartments  to  be 
supervised  on  a  co-operative  basis. 

2 .  Shuter  Street,  Parliament,  Queen  and  Sackville  Streets 

If  this  area  is  redeveloped  with  new  housing  to  replace  the 
present  deteriorated  housing,  it  will  have  a  total  population 
of  840.  Organized  sports  for  children  will  be  available  at 
Moss  Park  and  to  improve  access  and  safety  a  link  between 
the  two  redevelopment  projects  across  Parliament  Street  should 
be  seriously  considered.  A  separated  pedestrian  crossing 
between  the  housing  area  and  Regent  Park  school,  on  the  north 
side  of  Shuter,  would  also  be  of  great  benefit  to  the  future 
residents  of  the  area.  Sitting-out  areas  and  children's  play 
lots  will  still  be  required  within  Area  2  but  these  can  be 
included  in  the  design  and  will  remain  under  the  management 
of  the  developing  company. 

Areas  of  Private  Rebuilding 


Bloor  Street,  Sherbourne,  Wellesley  and  Parliament  Streets 

Over  one-third  of  a  mile  separates  this  area  from  the  nearest 
local  park  at  the  end  of  Wellesley  Street,  and  Wellesley  Park 
is  not  adequate  even  for  the  population  east  of  Parliament 
Street.  At  present,  the  only  recreation  space  within  Area  3 
is  a  private  children's  play  lot  of  .1  acre  adjoining  the 
Barbara  Apartments.  Obviously,  .1  acre  is  far  from  adequate 
for  a  future  population  of  7,300  anticipated  if  the  area 
rebuilds  at  Zone  5.  A  major  local  park  is  required  to  serve 
Area  3 . 

The  whole  sector  from  Bloor  Street  to  Carlton  Street  suffers 
from  almost  a  complete  lack  of  space  for  organized  sports, 
league  activities,  and  community  meetings.  Only  one  nursery 
on  Jarvis  Street  is  available  for  a  population  of  16,000. 

Old  persons  who  cannot  be  accommodated  at  the  Second  Mile  Club 
or  two  church  clubs  on  Carlton  have  no  other  place  for  group 
activities.  A  community  centre  would  provide  a  composite 
building  for  all  of  these  various  needs,  together  with  new 
community  interest  groups  and  social  services  as  they  arise. 
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The  combination  of  community  centre  and  park  similar  to  the 
Moss  Park  example  must  be  located  centrally  in  the  service 
area.  The  block  immediately  south  of  Rose  Avenue  School  has 
been  discussed  favourably  on  previous  occasions  by  civic 
officials  and  it  is  recommended  again  in  this  report.  Closing 
of  St.  James  Avenue,  between  Ontario  Street  and  Rose  Avenue, 
would  allow  a  unified  development  of  park  and  school  space  and 
provide  3.4  acres  of  park. 

An  alternative  to  this  proposal  is  a  similar  combined  School 
Board  and  Parks  Department  programme  at  Winchester  School  with 
a  new  park  adjacent  to  the  School.  In  either  case,  a  pedestrian 
overpass  at  Wellesley  Street  is  recommended. 

Parks  in  Improvement  Areas 

Parks  can  help  greatly  to  increase  the  attractiveness  of  residential 
areas.  Without  this  kind  of  municipal  contribution  and  leadership, 
individual  home  owners  cannot  be  expected  to  make  the  effort  that  is 
so  critical  for  success  of  a  revitalizing  scheme.  Parks  are  first 
priority  because  of  the  important  psychological  impact  on  neighbourhood 
morale.  The  selection  of  park  sites  should,  wherever  possible, 
eliminate  non-conforming  uses  or  poor  quality  buildings. 

1 .  Area  bounded  by  Parliament  Street,  St.  James  Cemetery, 

Wellesley  Park,  Necropolis  and  Winchester 

Wellesley  Park  is  adequate  for  a  future  population  of  approximately 
3,000  but  it  is  at  the  eastern  edge  of  the  neighbourhood  and  leaves 
younger  children  and  old  people  near  Metcalfe  and  Parliament  Streets 
almost  isolated.  A  combined  children's  play  lot  and  sitting-out 
park  of  \  acre  is  recommended. 

2 .  Parliament,  Winchester,  Riverdale  Park  and  Gerrard 


Park  deficiencies  for  a  future  population  of  3,500  are  similar  in 
type  to  those  of  the  area  north  of  Winchester.  In  future,  the 
Parliament  Street  commercial  frontage  will  likely  expand,  particularly 
near  Parliament  and  Gerrard.  Therefore,  a  park  should  be  located  away 
from  the  commercial  core  near  Carlton  and  Metcalfe.  In  view  of  the 
large  recreation  areas  nearby,  \  acre  for  the  local  park  would  be 
adequate . 

3 .  Wellesley,  Sherbourne,  Carlton  and  Parliament 

A  future  population  of  3,100  persons  will  have  no  recreation  space 
inside  these  four  traffic  arteries.  If  a  new  community  centre  and 
playground  are  provided  north  of  Wellesley  Street,  the  need  exists 
for  a  combined  children's  play  lot  and  sitting-out  park  of  approxi¬ 
mately  1  acre  south  of  Wellesley  Street.  If,  however,  they  are 
developed  adjacent  to  Winchester  School,  the  park  needs  for  this 
neighbourhood  are  met . 
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4. 


Carlton,  Ontario,  Shuter,  Parliament  Streets 


This  area,  containing  a  future  population  of  2,400  persons, 
is  well  serviced  by  Allan  Gardens.  However,  for  the  very 
young  and  elderly  a  small  parkette  of  \  acre  is  recommended 
as  desirable  between  Gerrard  and  Dundas,  although  a  low 
priority . 

5 .  Area  Bounded  by  Bloor,  Jarvis,  Sherbourne  and  Earl  Streets 

As  the  residential  population  is  expected  to  decline,  park 
acquisition  here  would  be  a  low  priority  compared  to  other 
parts  of  the  district.  However,  the  presence  of  a  childrens' 
shelter,  two  nursing  homes,  a  large  hospital  staff  on 
Wellesley  Street  and  two  separate  schools  are  strong  recom¬ 
mendations  for  some  park  space  between  Sherbourne  Street 
and  Jarvis  Street.  In  this  area  a  quiet  sitting-out  park 
of  \  acre  is  needed  as  much  by  the  institutional  population, 
office  and  hospital  employees  as  more  permanent  residents 
of  this  north-west  sector. 

These  specific  proposals  for  small  neighbourhood  parks  and 
one  major  park  with  a  community  centre  would  add  6.4  acres  to  the 
district  total.  The  remaining  deficiency  of  6.6  acres  will  be 
met  in  the  redevelopment  areas  south  of  Gerrard  Street. 

IV  PRIORITIES 

1 .  Bloor  Street,  Sherbourne  Street,  Wellesley  Street  and 

Parliament  Street 

The  Planning  Board's  "Changing  City"  report  in  1959  iden¬ 
tified  the  area  north  of  Carlton  Street  within  the  Don 
Planning  District  as  one  of  the  seven  top  priority  areas 
within  the  City  requiring  local  parks.  The  absence  of  any 
park  space  here  and  the  urgent  need  for  a  community  centre 
give  this  rapidly  changing  area  the  first  priority  within 
the  district  and  high  priority  in  the  City. 

A  combined  sitting-out  parkette  and  playground  has  already 
been  approved  in  principle  by  City  Council. 

2 .  Improvement  Areas 


Small  parkettes,  recommended  by  the  City  Parks  Department 
have  already  been  approved  in  principle  for  two  improvement 
areas;  Parliament,  Carlton,  Riverdale  Park  and  Gerrard;  and 
Wellesley,  Sherbourne,  Carlton  and  Parliament.  Acquisitions 
in  the  remaining  improvement  areas  would  have  to  follow 
parks  in  more  seriously  deficient  districts  in  the  City. 
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3. 


Bloor  Street,  Jarvis  Street,  Earl  Street  and  Sherbourne  Street 


An  expected  loss  of  residential  population  would  give  this 
area  a  low  priority  in  a  City-wide  acquisition  programme. 

V  SPECIAL  PROBLEMS 


Riverdale  Zoo 


Riverdale  Park  and  High  Park  contain  the  only  two  zoos  in 
Metropolitan  Toronto  and  their  popularity  is  well  estab¬ 
lished  . 

Riverdale  Zoo,  due  to  its  location  on  the  border  of  a 
densely-populated  residential  district  serves  an  import¬ 
ant  local  as  well  as  Metro  function.  Eight  thousand 
people  have  visited  the  Riverdale  Zoo  in  one  day. 

A  new  Metro  zoo  has  been  considered  on  250  acres  in  the 
West  Don  Valley  south  of  Eglinton.  The  Metropolitan 
Council  has  recently  removed  funds  for  a  new  zoo  from  the 
ten-year  capital  budget.  If  this  development  proceeds 
then  the  future  of  Riverdale  zoo  is  open  for  consideration, 
and  it  is  strongly  recommended  that  a  small,  modified  zoo 
remain  on  this  site  where  it  is  a  constant  attraction  to 
large  numbers  of  children  and  a  unique  educational  asset. 

The  Zoo  now  suffers  from  a  severe  shortage  of  parking,  as 
evidenced  by  the  congestion  on  surrounding  streets.  Al¬ 
though  the  new  Metro  project  would  reduce  requirements 
at  Riverdale,  there  will  always  be  a  need  for  some  parking. 
It  is  recommended  that  properties  acquired  for  the  original 
Carlton  Street  widening  project,  plus  the  intermediate 
properties,  be  cleared  and  used  to  alleviate  the  parking 
problem  in  this  neighbourhood.  Space  for  60  cars,  in  addi¬ 
tion  to  30  existing  spaces  on  the  north  side  of  Carlton 
Street,  would  be  created.  Visitors  would  have  priority  on 
week-ends,  but  residents  could  use  the  parking  at  off-peak 
periods.  Parking  deficiencies  for  the  dwellings  in  the 
four  blocks  adjacent  to  the  zoo  alone  total  262  spaces. 

Open  areas  on  two  sides  of  the  proposed  parking  lot,  to¬ 
gether  with  maximum  landscaping  in  the  design,  would  ensure 
the  least  disturbance  to  residential  properties  in  any 
block  within  walking  distance  of  the  zoo. 
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PARKS  AND  RECREATION 


Closing  of  St.  James  Ave.  between  Rose 
Ave.  and  Ontario  St.  -would  permit  a  co¬ 
ordinated  development  of  Rose  Ave. 
School  playground  and  a  new  public  park 
with  community  centre  to  the  south. 


A  Zoo  is  a  rare  educational  asset  in 
the  centre  of  the  City.  It  should  be 
retained  and  amenities  improved. 


Vehicular  congestion  around  the  Zoo  is 
a  serious  problem  even  mid-week.  A 
proposed  parking  lot  on  the  south  side 
of  Carlton  St.  would  offer  relief  for 
the  Zoo  and  residential  properties. 


Children’s  Fairyland  Park  at  Lakeside 
Park,  Calif omia. 


Roof  playground  on  a  "block  of  flats 
in  Marseilles,  France. 


Backyards  cleared  for  playgrounds  in 
the  older  part  of  Copenhagen,  Denmark. 


Local  playgrounds  assume  a  wide  variety  of  forms  around  the  world,  adding  interest 
to  the  neighbourhood  while  meeting  the  particular  recreational  requirements. 
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CITY  OK  TORONTO  PLANNING  BOARD 


Preservation  of  Ravine  Lands 


A  plan  for  the  preservation  of  ravine  lands  and  their  develop¬ 
ment  for  public  use  has  been  approved  as  City  policy.  The 
1960  report  on  Natural  Parklands  designated  the  Rosedale 
Valley  as  part  of  the  central  system  of  walking  trails  ex¬ 
tending  from  Riverdale  Zoo  to  Mount  Pleasant  Cemetery  and 
specified  public  control  and  development  of  this  system 
as  a  first  priority. 

In  the  Don  Planning  District,  ravines  border  St.  James 
Cemetery  south  to  Riverdale  Park  and  surround  the  Castle 
Frank  promontory.  Steep,  wooded  slopes,  and  private  owner¬ 
ship  of  the  west  bank,  leave  only  a  route  along  the  east 
side  of  Rosedale  Valley  Road  and  along  the  Bayview  Extension 
for  walking  trails.  The  plan  outlines  development  of  these 
trails  with  two  accesses  from  the  north  and  south  sides  of 
Bloor  Street  and  a  link  across  Rosedale  Valley  Road  through 
Wellesley  Park  and  Sumach  Street  to  the  zoo. 

A  picnic  area  on  the  slopes  of  the  Castle  Frank  promontory, 
parking  on  the  valley  floor,  and  three  scenic  lookouts  are 
added  features.  A  pedestrian  bridge  over  the  Bayview  Ex¬ 
tension  would  provide  access  from  the  east  to  the  walking 
trails . 

Most  of  the  Rosedale  Valley  and  Don  Valley  lands  within  this 
district  are  already  in  public  ownership.  Of  the  two  out¬ 
standing  properties,  one,  on  the  valley  floor,  is  designated 
second  priority  for  acquisition  or  control,  and  the  second, 
the  Viaduct  Loop  at  the  south  east  corner  of  Bloor  and 
Parliament,  will  no  longer  be  required  by  the  T.T.C.  after 
completion  of  the  Bloor  Street  subway.  At  that  time  it 
will  be  available  for  purchase  by  the  City. 
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CHAPTER  VI 


RETAIL  SHOPPING 


1  PRESENT  AND  FUTURE  NEEDS  -  DEVELOPMENT  AND  ZONING 


The  shopping  within  the  Don  is  based  primarily  on  service 
to  the  people  of  the  district.  The  district  now  contains  364,541 
sq.  ft.  of  retail  floor  space.  Small  stores  scattered  throughout 
residential  areas,  usually  in  converted  houses,  date  back  to  the 
late  19th  century.  They  make  up  approximately  25%  of  the  retail 
space,  outside  commercial  zones. 

Within  the  zones,  retail  outlets  constitute  31%  of  all 
commercial  and  other  permitted  uses  including  apartments.  Exist¬ 
ing  zones  (excluding  the  new  C.1A  zone  on  Jarvis  Street,  which 
does  not  permit  retail  outlets)  have  a  development  capacity  of 
7,187,900  sq.  ft.  of  floor  space,  and  the  following  evidence 
suggests  that  the  district  is  seriously  over-zoned  for  commercial 
uses  : 

1.  The  commercial  zones  in  the  Don  Planning  District  have  had 
only  a  very  limited  build  up  -  12%  of  the  capacity  in  C.l 
V.l  zones,  and  107o  of  the  C.l  V.2  zones.  The  C.1S  zone  on 
Carlton  Street  was  established  in  1961  and  included  a  num¬ 
ber  of  commercial  uses;  79%  of  this  zone's  capacity  is  built- 
up  -  with  stores  and  a  few  apartment  buildings. 

2.  At  present,  there  are  9  sq.  ft.  of  retail  floor  space  per 
person  in  the  district.  On  this  basis  the  forecast  popu¬ 
lation  of  49,000  would  require  441,000  square  feet.  It 
is  estimated  that  the  future  capacity  in  commercial  zones 
for  retail  uses  is  1,940,700  square  feet,  assuming  that  in 
the  future  retail  floor  space  will  constitute  the  same  pro¬ 
portion  of  total  commercial  uses  (27%,)  that  it  does  now. 

This  would  be  enough  for  a  population  five  times  greater 
than  the  forecasted  district  population. 

3.  Anticipated  expansion  of  other  commercial  uses,  including 
offices,  to  1980  is  very  limited  and  in  the  case  of  offices, 
this  expansion  will  take  place  largely  in  residential  build¬ 
ings  in  the  north-west  sector  of  the  district  and  the  C.1A 
zone  on  Jarvis  Street  and  Sherbourne  Street.  Therefore, 
other  commercial  uses  could  be  expected  to  add  little  to 
the  retail  commercial  floor  space. 

This  report  recommends  substantial  cut-backs  in  the  exist  - 
ing  commercial  zones  (figure  27)  where  commercial  development  is 
non-existent  or  is  small  and  scattered.  It  is  anticipated  that 
the  changes  will  encourage  compact  development  in  remaining  zones 
in  future  and  at  the  same  time  eliminate  the  possibility  of 
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beyond. 


undesirable  "strip  commercial"  development  permitted  under  the 
existing  zoning  pattern. 

The  accompanying  table  indicates  the  location  and  amount 
of  the  C  zones  affected. 


Elimination  of  Commercial  Zones 


Street 

Commercial 

Zones 

Front 

Feet 

Zoning 

Capacity 

1 . 

Queen  St.  -  Parliament  St. 

C.l 

V.  2 

1950 

1,035,500 

2. 

to  River  St. 

Parliament  St.  -  east  and  west 

C.l 

V.l 

910 

359,100 

3. 

sides  between  Wellesley  & 
Amelia;  between  Shuter  &  Queen 

Dundas  St.  -  north  6c  south 

C.l 

V .  2 

460 

208,000 

sides  between  Jarvis  &  George; 
north  side  between  George  & 

C.l 

V.l 

2220 

892,800 

4. 

Ontario  6c  south  side  between 
George  &  Seaton 

Gerrard  St.  -  north  6c  south 

C.l 

V.l 

1515 

577,500 

5. 

sides  between  Sherbourne  6c 
Parliament  St. frontage 

Carlton  St  .  -  north  6c  south 

C.l 

V.l 

1652 

647,700 

sides  between  western  R.zone 

1 

boundary  6c  Parliament  St.  frontage 

8707 

3,720,600 

These  cut-backs  represent  51%  of  the  front  footage  and  52 % 
of  capacity  in  all  commercial  zones  except  the  C . 1A  zone  on  Jarvis 
Street.  In  future  it  is  assumed  that  the  ratio  of  retail  floor 
space  to  population  will  remain  approximately  the  same  because 
average  income  levels  and  shopping  habits  are  not  expected  to 
change  significantly.  However,  to  accommodate  slightly  higher 
income  groups  north  and  south  of  Allan  Gardens  in  future,  the 
ratio  is  set  at  10  sq.  ft.  instead  of  the  present  9  sq.  ft.  On 
this  basis  a  1980  population  of  49,000  would  represent  a  demand 
for  490,000  sq.  ft.  or  14%  of  the  remaining  zoned  capacity  for  all 
commercial  uses  of  3,467,300  sq.  ft.  The  district  already  has 
364,541  sq.  ft.  of  retail  floor  space,  leaving  a  net  potential 
demand  of  125,459. 
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II  PARLIAMENT  STREET  CENTRE 


Clusters  of  shops  have  developed  along  east-west  thorough¬ 
fares  and  "corner  stores"  have  emerged  on  many  smaller  residential 
streets,  but  there  is  only  one  concentrated  shopping  area  serving 
the  whole  district  -  the  Parliament  Street  Centre  between 
Wellesley  and  Gerrard  Streets.  Stores  are  continuous  on  the  east 
side  from  Gerrard  Street  to  Winchester  whereas  on  the  west  side 
stores  and  residential  uses  are  about  equal,  with  some  concen¬ 
tration  south  of  Winchester. 

A  wide  variety  of  retail  and  other  commercial  outlets, 
including  3  supermarkets,  2  chain  stores,  hotel,  tavern,  L.C.B.O. 
outlet,  bank,  3  offices,  2  service  stations,  a  studio,  medical 
clinic  and  91  other  retail  stores  and  service  shops  give  this 
centre  its  unique  district  appeal. 

The  Parliament  Street  centre  shows  healthy  signs  of  growth 
and  expansion.  Since  1937  ten  new  buildings  have  been  constructed, 
alterations  made  to  two  existing  stores  and  five  additional 
dwellings  converted  to  stores.  During  the  course  of  this  study, 
six  more  applications  for  building  permits  were  submitted  to  the 
Buildings  Department,  representing  a  total  investment  of  almost 
$348,000. 

The  plan  envisages  continued  growth  of  commercial  activities 
along  Parliament  Street  with  the  focal  point  at  Gerrard  Street. 

In  an  attempt  to  make  the  centre  more  attractive  and  healthy,  two 
recommendations  are  included  in  this  report. 

(a)  Provision  of  Parking 


Off-street  parking  is  at  present  limited  to  space  for  approx¬ 
imately  100  cars  provided  by  2  of  the  supermarkets  on  the 
east  side  of  Parliament  Street.  Curb  parking  is  heavy,  re¬ 
sulting  in  serious  traffic  congestion  on  an  artery  already 
restricted  by  street  cars. 

Future  off-street  parking  needs  will  have  to  keep  pace  with 
future  retail  expansion.  It  is  estimated  that  an  additional 
149  parking  spaces  will  be  required  if  Parliament  Street 
receives  its  proportionate  share  (approximately  85,000  square 
feet)  of  the  new  retail  development  in  the  commercial  areas 
of  the  district.  Thus,  the  backlog  and  future  off-street 
parking  demand  comes  to  a  total  of  249  spaces. 
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Parking  needs  are  calculated  on  the  basis  that  the  centre 
draws  pedestrian  shoppers  within  a  quarter  mile  radius  as 
well  as  motorists  from  throughout  the  district.  For  a 
centre  of  this  type  an  urban  ratio  of  .5  square  feet  of 
parking  space  to  1  square  foot  of  retail  space  is  considered 
adequate . 


The  location  of  a  new  parking  lot  is  critical  to  future 
commercial  expansion  and  it  should  be  as  close  to  the 
centre  as  possible.  Carlton  is  now  the  geographical 
centre,  and  as  commercial  development  fills  in  gaps  to  the 
north,  it  will  become  the  real  dividing  line  as  well. 


A  second  factor  to  be  considered  in  selecting  a  suitable  lo¬ 
cation  is  proximity  to  the  retail  outlets  and  the  number  of 
establishments  being  directly  served  by  the  lot. 
side  of  Parliament  far  outweighs  the  west  side  in 
number  and  size  of  businesses  -  75  establishments 
to  32  on  the  other.  At  the  same  time,  commercial 
on  the  west  side  abut  residential  properties.  Further  in¬ 
trusion,  in  the  form  of  a  large  parking  lot,  might  seriously 
jeopardize  these  homes. 


The  east 
terms  of 
on  one  side 
frontages 


The  southern  part  of  the  block  bounded  by  Parliament,  Win¬ 
chester,  Metcalfe  and  Carlton  Streets  is  recommended  for  a 
shopping  centre  parking  lot  to  accommodate  170  cars.  This 
location  is  immediately  adjacent  to  retail  stores,  has 
access  from  Carlton  Street  and  is  separated  from  a  resi¬ 
dential  neighbourhood  by  Metcalfe  Street.  Residential  proper¬ 
ties  on  the  east  and  north  sides  of  the  block  could  be  pro¬ 
tected  by  limiting  access  to  Carlton  Street  and  ensuring 
the  maximum  landscaping  under  parking  station  requirements. 

In  future,  if  retail  expansion  exceeds  the  forecast,  the 
parking  lot  could  be  increased  to  include  the  remainder  of 
this  block. 


A  new  policy,  now  being  developed  by  the  Parking  Authority, 
may  be  useful  in  this  location.  Capital  costs  of  a  parking 
lot  are  met  by  property  owners  on  a  "benefit  assessment" 
basis,  with  assessment  decreasing  as  the  distance  from  the 
parking  lot  increases  to  a  maximum  radius  of  600  feet.  Five 
schemes  on  this  basis  (representing  344  spaces)  have  already 
been  approved  by  the  City  Council  and  local  merchant's  asso¬ 
ciations,  and  are  scheduled  to  be  in  operation  in  the  early 
summer  of  1963. 
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(b)  Renovation,  Face-lifting  and  Design  of  New  Development 


Parliament  Street  is  a  busy,  expanding  shopping  centre. 

Yet  its  face  is  old,  cluttered  and  disjointed.  In  many 
cases  the  ground  floors  of  houses  have  been  converted  to 
shops  in  the  most  expedient  fashion.  Signs  are  rampant 
and  poorly  located  or  poorly  designed.  Neighbouring 
properties  have  been  developed  without  any  regard  for  one 
another,  or  for  the  street  as  a  whole.  When  one  also  con¬ 
siders  that  over  507.  of  the  retail  and  service  shops  are 
60  years  of  age  or  over,  it  is  apparent  that  steps  must 
be  taken  to  upgrade  buildings  and  improve  the  overall 
attractiveness  of  the  centre. 


An  example  of  commercial  street  rehabilitation  at  a  high 
standard,  and  at  moderate  cost  to  each  property  owner,  has 
been  successfully  achieved  in  the  now  famous  Magdalen  Street, 
Norwich,  England.  In  1958  the  Civic  Trust,  acting  as  spon¬ 
sors  to  the  project,  obtained  the  services  of  a  team  of 
architects  to  produce  detailed  designs  for  repair  and  ex¬ 
terior  decoration  of  commercial  buildings  to  emphasize 
good  points,  camouflage  aesthetic  liabilities  and  re-estab¬ 
lish  the  co-ordinated  character  of  a  valuable  historical 
street.  Cooperation  of  at  least  2/3  of  the  owners  was  con¬ 
sidered  essential  before  the  scheme  could  be  undertaken, 
and  in  fact,  81  out  of  the  84  eventually  gave  full  support. 
Buildings  were  painted  in  a  coordinated  colour  scheme; 
signs  were  redesigned,  relettered  and  in  some  cases  were 
removed;  new  street  lighting  cantilevered  from  the  buildings 
replaced  old  lamp  standards;  street  furniture  and  civic 
traffic  signs  were  revamped;  overhead  wiring  was  resited 
and  a  vacant  corner  lot  was  landscaped. 

Success  of  the  scheme  was  largely  due  to  the  enthusiasm  of 
everyone  involved,  including  City  Council.  Improvements  in 
traffic  signs,  lighting,  and  other  street  paraphernalia 
must  be  made  simultaneously  with  improvements  to  private 
property  with  an  overall  design  as  a  goal. 

The  immediate  effect  was  a  sharp  increase  in  business  for 
some  of  the  shops  and  general  agreement  that  the  scheme,  as 
it  was  intended,  was  attracting  many  more  people  to  Magdalen 
Street . 

Parliament  Street,  from  Gerrard  to  Amelia  Street,  offers 
similar  opportunities  in  terms  of  scale  of  development, 
length  of  street  and  number  of  commercial  establishments, 


76 


BEFORE 


COMMERCIAL  REHABILITATION 
MAGDALEN  STREET 
NORWICH ENGLAND 


PHOTOS  COURTESY 
THE  CIVIC  TRUST 


AFTER 


for  an  interesting  experiment  in  commercial  face-lifting. 
Considerable  savings  are  possible  through  tendering  work 
out  on  a  block  basis  or  for  the  whole  street,  while  an 
architecturally  conceived  scheme  will  assure  an  attrac¬ 
tive,  unified  centre  rather  than  a  string  of  shops.  The 
impetus,  of  course,  must  come  from  the  local  level  -  per¬ 
haps  from  the  businessmen's  association  -  but  technical 
advice  and  assistance  could  be  made  available  through 
civic  departments  to  organize  and  implement  a  challeng¬ 
ing  experiment. 

A  general  upgrading  of  the  centre  will  also  help  attract 
new  investment  on  a  larger  scale.  Figure  29  is  an  example 
of  what  might  be  done  with  the  existing  zoning  boundaries 
on  the  north-west  corner  of  Gerrard  and  Parliament.  On  a 
site  of  1.2  acres,  a  tight  and  highly  urban  cluster  of  12 
shops  of  varying  sizes  and  a  restaurant  with  outdoor  tables 
facing  the  landscaped  court,  look  out  on  the  Gerrard  Street 
parkette,  the  public  library,  and  the  vista  beyond.  The 
addition  of  two  floors  for  offices  or  apartments  could 
help  make  this  commercial  feature  an  important  visual 
focus  for  the  whole  shopping  street.  Truck  access  to  the 
rear  service  bay  is  limited  to  Parliament  Street  while 
parking  would  be  available  in  the  proposed  parking  lot 
for  the  whole  street,  in  the  Parliament-Winchester-Met- 
calfe-Carlton  block. 

Ill  SECONDARY  LOCAL  SHOPPING 
(a)  Wellesley  Street 

The  largest  population  increase  in  one  neighbourhood  within 
the  Don  Planning  District  is  forecast  for  the  area  north  of 
Wellesley  Street  from  Sherbourne  to  Parliament  Street. 

Local  shopping  will  be  needed  for  7500  more  people  as  well 
as  the  3,L00  in  the  area  south  of  Wellesley  Street.  There 
will  also  be  staff  increases  in  both  the  Wellesley  and 
Princess  Margaret  Hospitals.  Wellesley  Street  is  well 
Pi  aced  to  serve  these  demands,  and  should  be  zoned  to  permit 
shops  on  both  sides  between  Bleecker  and  Ontario  Streets. 

A  small  group  of  retail  and  service  shops  has  been  here  for 
some  years.  There  is  also  a  post  office  sub-station  on  the 
south  side.  A  change  in  zoning  will  give  formal  recognition 
to  an  existing  neighbourhood  shopping  centre  and  provide 
opportunities  for  rebuilding  in  greater  depth  in  future. 

The  Wellesley  Street  centre  will  serve  a  purely  local  func¬ 
tion  and  cater  almost  exclusively  to  a  pedestrian  clientele. 
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Fig.  29 


However,  the  132,400  sq.  ft.  included  in  the  new  commercial 
zone  offers  space  behind  the  Wellesley  Street  frontage  for 
private  parking,  if  one  or  more  shop  owners  wish  to  establish 
a  small  parking  station. 

A  new  commercial  category  -  C.1B,  introduced  in  the  Rose- 
dale  Appraisal,  is  also  recommended  for  final  approval  and 
application  to  Wellesley  Street.  Permitted  uses  are  only 
those  which  enhance  the  convenience  and  attractiveness  of 
the  residential  area  and  are  limited  to  essential  daily 
services.  Both  C.l  and  C.1S  zones  are  too  broad  to  ensure 
purely  local  shopping  character,  while  they  permit  non¬ 
local  development  and  a  variety  of  uses  which  are  undesir¬ 
able  adjacent  to  a  residential  area. 

(b)  Areas  of  Rebuilding 

Three  sub-areas  of  the  Don  District  are  recommended  for 
public  acquisition  and  rebuilding  -  (a)  area  bounded  by 
Jarvis  Street,  Gerrard  Street,  Sherbourne  and  Shuter 
Streets  -  for  private  redevelopment;  (b)  area  bounded  by 
Sherbourne,  Gerrard,  Ontario  and  Shuter  -  for  public  re¬ 
development;  (c)  area  bounded  by  Parliament,  Shuter, 

Sackville  and  Queen  -  also  for  public  redevelopment. 
Populations  of  7000  and  3200  and  840  respectively  will 
require  some  shops  for  daily  needs  within  the  project 
areas.  In  order  to  provide  maximum  freedom  for  design 
ingenuity,  to  avoid  a  commercial  island,  unused  and 
unprotected  by  the  "eyes"  of  the  neighbourhood  after 
dark,  and  to  save  as  much  land  area  for  residential 
development  as  possible,  an  amendment  to  the  Zoning  By¬ 
law  to  permit  retail  shops  on  the  ground  floor  of  apart¬ 
ment  buildings  is  recommended. 

(c)  Corner  Stores 

In  most  older  areas  in  the  City,  the  isolated  grocery 
store,  tobacconist,  or  variety  store  is  part  of  the 
character  of  the  area.  Daily  needs  are  met  within  a 
short  walking  distance  and  neighbours  are  provided  with 
an  informal  meeting  place.  Existing  stores  should  be 
permitted  in  the  residential  areas  of  the  Don  and  the 
zoning  by-law  amended  to  sanction  stores  in  the  approved 
locations . 
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PHOTO  COURTESY  THE  ARCHITECTURAL  REVIEW 


Redevelopment  areas  south  of  Gerrard 
Street  will  require  some  local  shops  - 
on  the  ground  floor  of  apartment  build¬ 
ings  (above)  or  in  a  separate  cluster  as 
in  Regent  Park  South  (right  background) 
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CHAPTER  VII 


OFFICES,  INSTITUTIONS  AND  INDUSTRY 


The  development  of  offices,  institutions  and  industry  in 
the  Don  District  is  related  to  city-wide,  as  well  as  district, 
influences.  In  each  case  the  present  amount,  character  and 
location  of  development  is  established,  trends  assessed,  and 
future  requirements  indicated.  The  place  of  these  elements  in 
the  Plan  is  indicated  in  the  maps  of  General  Land  Use  Proposals 
and  Proposed  Zoning. 

I  OFFICES 


Existing  Development,  Changes  and  Trends 


Offices,  occupying  almost  as  much  land  as  industry  (offices  -  7% 
industry  -  6%,)  are  scattered  throughout  the  district.  Census 
Area  96  contains  the  largest  number  of  office  establishments  (52 
of  the  total  148) ,  with  an  emphasis  on  community  and  business 
services,  while  Census  Area  102  contains  35  offices,  mostly  manu 
facturing  firms. 

In  the  district  as  a  whole,  manufacturing  offices  rank  first 
with  business  services  a  very  close  second. 

NUMBER  OF  OFFICES  ACCORDING  TO  D.B.S.  STANDARD  CLASSIFICATION 


Manufacturing - 33 

Business  Service - 31 

Community  Service - 22 

Trade - 20 

Finance,  Insurance  and  Real  Estate - 15 

Transportation,  Communication  6c  Other  Utilities - 7 

Construction - 5 

Public  Administration  and  Defence - 4 

Personal  Service - 2 

Vacant - 5 

Unknown- - 4 

TOTAL . 148 


Office  buildings  are  not  large  or  prominent  in  the  district. 
The  Confederation  Life  Building,  on  an  island  surrounded  by 
three  important  arteries,  is  an  exception.  Only  18%  of  all 
firms  are  in  office  buildings  whereas  46%  are  in  converted 
residential  buildings  (particularly  on  Jarvis  Street)  and 
30%,  are  in  factories.  A  very  small  number  (6%,)  occupy  the 
second  floor  above  retial  stores. 
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OFFICE  FLOOR  SPACE  ACCORDING  TO  TYPE  OF  BUILDING 


7o  of  total 
office  space 

Office  Building  463,402  sq.ft.  587, 


Confederation  Life  312,239  sq.ft. 
Other  151,163  sq.ft. 


Manufacturing  Building 

169,579 

sq.ft. 

217c 

Converted  Residential  Building 

143,945 

sq.ft. 

177, 

Offices  over  Stores 

28,059 

sq.ft. 

47c 

Total 

804,985 

sq.ft. 

1007, 

The  heavy  weighting  in  favour  of  office  buildings  is  not  a 
true  reflection  of  the  existing  situation  as  677.  of  this 
space  is  contained  in  one  building.  If  the  Confederation 
Life  Building  is  excluded  from  the  calculation  then  manu¬ 
facturing  buildings  have  first  priority,  followed  closely 
by  converted  residential  buildings. 

Between  1940  and  1960  the  number  of  offices  declined  almost 
237..  Decreases  occurred  in  all  categories  except  Trade, 
Finance,  Insurance  and  Real  Estate,  and  Business  Services. 
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OFFICE  CHANGES  ACCORDING  TO  THE  STANDARD  INDUSTRIAL  CLASSI¬ 
FICATION  BETWEEN  1940  and  1960 


1940 

No. of  7  of 
Firms  Total 

1960 

No. of  7>  of 

Firms  Total 

Change 

7 

/o 

No.  Change 

Manufacturing 

56 

29  7 

33 

227o 

- 

23 

-  417o 

Construction 

7 

3% 

5 

37o 

- 

2 

-  297. 

Transportation 
Communication  & 
Other  Utilities 

23 

127 

7 

57, 

- 

16 

-  707o 

Trade 

18 

97o 

20 

147o 

+ 

2 

+  117, 

Finance,  Insurance 
&  Real  Estate 

13 

77 

15 

107c 

+ 

2 

+  157o 

Community  Service 

61 

317o 

22 

157o 

- 

39 

-  647. 

Business  Service 

13 

77o 

31 

2170 

+ 

18 

+1387 

Personal  Service 

- 

- 

2 

17o 

+ 

2 

* 

Public  Administra¬ 
tion  &  Defence 

- 

- 

4 

37o 

+ 

4 

* 

Vacant 

- 

X 

5 

37o 

+ 

5 

Unknown 

3 

27o 

4 

37, 

+ 

1 

TOTAL 

194 

1007o 

148 

1007o 

*  New  Firms  established  since  1940. 
X  No  record  available. 
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OFFICES 


Converted,  houses  on  Jarvis  Street  offer 
space  for  small  offices  at  moderate  cost 
close  to  downtown  and  accessible  to  the 
whole  of  Metro  Toronto. 


Large  office  buildings  such  as  the  Con¬ 
federation  Life  are  exceptions  in  the 
district . 


Employment  needs  of  the  Don  district 
population  have  contributed  to  the  selec¬ 
tion  of  Jarvis  and  Dundas  for  the 
National  Employment  Service  Head  Office. 


Transportation,  communication  and  other  utilities  evidenced 
the  sharpest  drop  (70%)  of  firms  in  the  district,  due  at 
least  in  part  to  a  general  trend  toward  amalgamation  of 
small  cartage  firms  and  relocation  outside  the  City.  These 
firms,  located  primarily  in  the  industrial  belt,  were  un¬ 
able  to  expand  at  a  reasonable  cost. 

Community  Services  declined  almost  as  sharply  (647,)  as  a 
large  number  of  physicians  and  surgeons  moved  their  com¬ 
bined  residences  and  offices  out  of  the  district. 

A  third  major  decline  occurred  in  manufacturing  offices 
(417.)  presumably  for  the  same  reasons  as  transportation, 
communication  and  other  utilities. 

On  the  positive  side,  business  service  firms  increased  from 
13  in  1940  to  31  in  1960.  The  rapid  development  of  a  Bloor 
Street  prestige  commercial  centre,  and  revitalization  of 
Jarvis  Street  for  large  commercial  investments,  have  acted 
as  a  catalyst  to  small  professional  offices,  advertising 
agencies,  management  consultants  and  a  variety  of  other 
sophisticated  business  services  in  the  vicinity.  In  the  Don 
District  they  have  clustered  in  old  houses  in  Census  Area 
96,  particularly  along  Jarvis  Street.  One  typical  mansion 
north  of  Wellesley  Crescent  has  been  satisfactorily  conver¬ 
ted  to  accommodate  11  offices  of  the  business  and  community 
service  type. 

Projected  Office  Demand 

A  projection  of  demand  for  various  types  of  office  space  in 
the  Don  District  is  based  on  the  following  assumptions: 

1.  The  ratio  of  office  building  space  in  the  district  to 

total  office  building  space  in  the  City  in  1958 
will  not  change  appreciably  over  the  planning  period 
up  to  1980  (1.9%).  Increases  are  anticipated  in 
number  of  firms  and  office  floor  space  as  office  de¬ 
velopment  in  the  district  keeps  pace  x^ith  downtown 
and  overall  Metro  growth. 

2.  The  proportion  of  office  space  in  office  buildings  will 
remain  the  same  over  the  planning  period.  A  substan¬ 
tial  increase  anticipated  in  conversion  of  residential 
buildings  for  small  professional  offices  will  be  offset 
by  new. office  building  construction  along  Jarvis  Street. 

On  the  basis  of  these  assumptions  the  Don  District  might  ex¬ 
perience  a  demand  for  an  additional  535,815  sq.ft.  -  an  in¬ 
crease  of  677,  over  existing  development.  The  new  space  in 
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turn  would  be  distributed  in  the  various  building  types  as 
follows : 


Office 

Space 

in  Office  Buildings---- 

- 310,774 

sq . 

ft . 

(5870) 

Office 

Space 

in  Manufacturing 

Buildings - 

- 112,522 

sq  . 

ft. 

(21%) 

Office 

Space  in  Converted 
Residential  Buildings - 

- 91,086 

sq. 

ft. 

(17%) 

Office 

Space 

over  Stores - 

- 21,433 

sq . 

ft . 

(  4%) 

TOTAL 

535,815 

sq . 

ft. 

(100%) 

In  view  of  the  41%,  decline  in  the  number  of  office  firms  be¬ 
tween  1940  and  1960,  the  estimate  of  space  in  manufacturing 
buildings  may  be  somewhat  high.  The  most  significant  in¬ 
creases  are  expected  in  the  business  and  community  service 
categories.  Proximity  to  the  downtown  business  and  commer¬ 
cial  centre,  and  the  prospect  of  excellent  rapid  transit 
service  in  the  near  future,  have  already  given  the  north¬ 
western  sector  of  the  district  a  limited  attraction  for  small 
professional  offices.  Residential  buildings  of  good  quality 
in  a  stable  environment  and  available  at  moderate  cost  have 
made  this  type  of  very  desirable  use,  a  reality.  In  future, 
it  is  anticipated  that  up  to  507,  of  the  larger  houses  on 
Earl,  Isabella,  Linden,  Selby  and  Huntley  Streets  may  be  con¬ 
verted  for  small-scale  office  and  institutional  uses. 

Increases  may  also  be  expected  in  personal  services,  particu¬ 
larly  as  redevelopment  progresses  and  new  residential  areas 
are  developed  north  and  south  of  Carlton  Street.  Characteris¬ 
tically  this  type  of  business  seeks  an  unobtrusive  second 
storey  location  and  therefore  will  probably  be  absorbed 
largely  in  the  Parliament  Street  centre. 

Large  scale  office  building  development  will  be  attracted 
primarily  to  Jarvis  Street,  and  secondarily  to  Sherbourne 
Street,  where  deep  lots  offer  a  unique  opportunity  within 
the  district  for  a  prestige  office  development.  The  rapid 
return  of  Jarvis  Street  from  an  infamous  "red-light"  repu¬ 
tation  to  the  original  grand  boulevard  will  no  doubt  stimu¬ 
late  further  rebuilding,  with  particular  emphasis  on  offices 
in  the  business,  professional  and  community  service  cate¬ 
gories  (at  least  one  building  -  the  National  Employment  Ser¬ 
vice  office  with  120,000  sq.  ft.  is  already  under  construc¬ 
tion)  . 
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The  number  of  new  manufacturing  offices  will  be  related  to 
expansion  requirements  of  existing  industry  and  the  space 
available  after  housing  is  removed.  If  the  plan  is  success¬ 
ful  in  relocating  non- conforming  industries  from  residential 
areas  to  the  industrial  belt,  then  the  net  increase  in  manu¬ 
facturing  office  space  for  the  district  as  a  whole  will  be 
negligible.  The  general  move  of  construction  and  transpor¬ 
tation  firms  to  less  expensive  land  and  major  highways  border¬ 
ing  Metro  Toronto  suggests  that,  if  anything,  a  decline  may 
be  anticipated  in  this  type  of  office  space  in  the  district. 

In  conclusion,  it  should  be  emphasized  that  office  potential 
in  the  Don  District  is  very  limited  and  that  the  impact  of 
downtown  expansion  on  the  Don  District  will  be  only  an  in¬ 
direct  one.  There  is  ample  room  for  all  the  anticipated 
downtown  expansion  west  of  Jarvis  Street.  Therefore  the  borders 
of  the  Don  Planning  District  will  not  be  required  for  an 
"overflow"  from  downtown,  but  merely  for  secondary  service 
offices  catering  to  the  whole  Metropolitan  region  as  well  as 
the  downtown  core . 


Supply  of  Office  Space 


Although  offices  are  permitted  in  all  C  zones,  it  is  antici¬ 
pated  that  office  building  construction  will  concentrate  al¬ 
most  exclusively  on  Jarvis  Street  -  a  major  artery  offering 
suitable  access  and  convenience  -  while  community  and  business 
services  will  be  attracted  to  the  new  R.4A  zone  between  Jarvis 
Street  and  Sherbourne  Street  north  of  the  hospital.  Redevelop¬ 
ment  within  the  C.1A  zone  on  Sherbourne  Street  for  office 
buildings  is  unlikely  within  the  planning  period. 


In  the  case  of  Jarvis  Street  it  is  unreasonable  to  assume  that 
the  total  area  of  the  Jarvis  Street  C . 1A  zone  would  be  rede¬ 
veloped.  Therefore,  only  selected  sites  (based  on  age  and 
existing  use)  were  assumed  to  have  a  realistic  redevelopment 
potential.  These  provide  a  development  capacity  of  4,500,000 
sq.  ft.  -  227o  north  of  Carlton  Street  and  78%  south  of  Carlton 
Street . 


This  supply  projection  may  initially  appear  excessive  in  view 
of  the  total  anticipated  office  demand  -  535,815  sq.  ft.  How¬ 
ever,  Jarvis  Street  will  be  competitive  not  only  for  offices 
but  all  commercial  uses  permitted  within  the  zone,  as  well 
as  apartments. 
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Construction  of  a  subway  station  at  the  corner  of  Bloor  and 
Sherbourne  has  created  a  second  location  with  considerable 
potential  for  office  development.  At  the  same  time  residen¬ 
tial  uses  above  or  immediately  adjacent  to  the  subway  might 
be  deleteriously  affected  by  the  station,  and  are  therefore 
less  desirable.  With  these  considerations  in  mind  an  area 
of  118,500  sq.  ft.  (including  the  subway  right-of-way)  with 
a  capacity  of  474,000  sq.  ft.  is  recommended  for  C.1A  zoning, 
bringing  the  total  district  capacity  of  commercial  space  to 
almost  five  million  sq.  ft. 

Residential  buildings  in  the  new  R.4A  zone  will  continue  to 
attract  a  variety  of  small  offices  and  institutions.  A  total 
of  296,556  sq.  ft.  of  floor  space  is  now  available  in  non¬ 
apartment  residential  buildings.  On  the  other  hand,  if  this 
area  should  be  rebuilt  for  small  scale  offices  (which  appears 
unlikely  in  the  planning  period)  it  would  have  a  theoretical 
development  capacity  of  780,000  sq.  ft. 

XI  INSTITUTIONS 


History  of  Institutional  Development  in  the  District 

Institutions  formed  an  important  element  in  the  early  develop¬ 
ment  of  the  Don  Planning  District.  By  the  year  1880  the  first 
General  Hospital  for  the  City,  established  on  a  six  acre  site 
north  of  Gerrard  Street  east  of  Sackville  Street  had  attrac¬ 
ted  to  its  environs  a  variety  of  affiliated  activities  includ¬ 
ing  two  medical  schools  and  a  concentration  of  physician’s 
offices  along  Carlton  Street.  Within  residential  neighbour¬ 
hoods,  eight  churches  for  a  population  of  11,000  persons  in 
St.  David's  Ward  enjoyed  a  physical  and  social  prominence, 
characteristic  of  all  early  North  American  Communities.  With 
the  turn  of  the  century  came  a  complete  change.  Several 
churches  and  their  congregations  were  attracted  to  more  peace¬ 
ful  and  wealthier  areas  north  of  St.  Clair.  The  hospital 
moved  to  its  present  location  at  College  Street  and  University 
Avenue,  the  vacuum  being  filled  in  1912  by  the  Wellesley  Hos¬ 
pital,  the  greatest  of  the  modern  institutions. 

There  are  now  76  institutions  occupying  62  acres  or  10%  of  the 
area  of  the  district.  Almost  one-half  (37)  are  normal  residen¬ 
tial  services  -  schools,  churches,  libraries,  community  centres, 
fire  halls,  police  stations.  Of  the  remaining  39,  54 °/0  are 
providing  health  or  social  welfare  services  to  the  district  or 
a  wider  area.  Although  there  is  some  over-lapping  of  functions, 
these  institutions  have  been  classified  as  follows: 
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I _ L 


II 


im 


INSTITUTIONS 


EXISTING  : 

f  RELIGIOUS 

A  OTHER  RESIDENTIAL  SERVICES 


PROPOSED  : 


r--i 


EXFANSION/RE construc tion  of  existing 


HOSPITALS 


N 

cc 


INSTITUTIONS. 

NURSERIES  AND  DAY  CARE  CENTRES 


COMMUNITY  CENTRE 


HEALTH,  EDUCATION,  SOCIAL  WELFARE  ||j|||lllj  AREA  OF  PUBLIC  REDEVELOPMENT 


0  200  400  600  600 


CITY  OF  TORONTO  PLANNING  BOARD 


SPECIAL  HOMES  AND  CLUBS 
SCHOOLS  UNDER  CONSTRUCTION 


DON 


PLANNING  DISTRICT 


Field  of  Interest 


No.  of  Separate 
Institutions 


Social  Welfare  17 
Hospital  and  Health  4 
Private  Res.  Homes  6 
Private  Clubs  7 
Educational  3 

Government  Buildings  2 
Total  39 


Locational  Pattern 

Institutions  that  are  residential  services  are  generally 
scattered  throughout  residential  areas,  although  the  churches 
display  some  preference  for  major  arteries  and  intersections. 

Institutions  serving  a  broader  population  than  the  district 
are  governed  by  a  number  of  factors  in  selecting  a  location  - 
accessibility  to  the  whole  City  or  Metro  area;  good  public 
transportation  nearby;  and  in  many  cases,  adequate  sites  at 
moderate  cost.  The  north-west  sector  of  the  Don  Planning 
District  satisfies  all  of  these  requirements,  and  has  attracted 
the  largest  concentration  of  institutions,  with  34%  of  the 
total  institutional  floor  space  in  the  district.  Only  two  of 
22  organizations  in  the  north-west  area  serve  a  purely  local 
population  and  over  one-half  are  in  residential  buildings. 

There  is  a  heavy  concentration  of  institutional  uses  in  the 
former  Jarvis  Street  mansions. 

Census  areas  98  and  99  contain  the  only  other  significant 
concentrations  of  institutions  (21%,  and  22%,)  .  Those  in 
98  occupy  more  land  (19%,  of  the  total)  whereas  those  in  99 
have  more  floor  space  (24%,  of  the  total).  Two  institutions 
(Juvenile  and  Family  Court  and  Seaton  House)  with  a  total  of 
180,741  sq.  ft.  have  been  constructed  since  1957  in  area  99. 

The  major  arteries,  particularly  Jarvis  and  Sherbourne  Street, 
have  attracted  almost  exclusively  institutions  serving  the 
whole  City  or  even  the  Metro  area.  Of  the  24  on  these  two 
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arteries  only  Central  Neighbourhood  House  and  the  John  Innis 
Centre  serve  a  purely  local  population. 

Future  Plans  of  Existing  Institutions 

The  north-west  sector  of  the  Don  Planning  District  with  the 
highest  concentration  of  institutions  will  have  the  greatest 
immediate  expansion.  Hospital  plans  will  have  the  most  signi¬ 
ficant  impact. 

The  Wellesley  Hospital  has  already  embarked  on  a  fund-raising 
campaign  to  replace  the  original  central  core  of  the  hospital 
with  a  nine  storey  building  at  a  cost  of  $10,200,000.  Plans 
include  an  additional  floor  on  the  nurse's  residence  and 
alterations  to  the  heating  plant.  Construction  is  expected 
to  start  in  1963. 

Princess  Margaret  Hospital  (Cancer  Institute)  immediately  to 
the  north  of  Wellesley  Hospital  has  already  acquired  all 
properties  between  Sherbourne  Street  and  Bleecker  Street 
south  of  the  Wilson's  plant  -  an  area  of  71,000  sq .  ft.  One 
building  on  the  corner  of  Sherbourne  Street  and Street 
will  be  retained  as  a  laboratory  while  the  remaining  properties 
will  accommodate  approximately  245  cars  for  staff  and  visitors. 
Some  time  in  the  future  this  space  will  be  used  for  an  exten¬ 
sion  to  the  hospital  and  ancillary  uses. 

Expansion  of  the  two  hospitals  will  aggravate  some  existing 
problems  in  the  surrounding  area.  Parking  is  the  most 
immediate  problem.  The  new  wing  of  the  Wellesley  Hospital 
will  displace  most  of  the  existing  parking  spaces,  while  the 
demand  for  space  will  probably  double  to  175  spaces,  accord¬ 
ing  to  hospital  officials.  A  preliminary  study  of  City-wide 
parking  requirements,  undertaken  by  the  Planning  Board, 
favours  a  standard  of  one  space  for  each  3  beds,  one  space  per 
doctor  or  interne  and  one  space  per  10  employees  for  general 
hospitals.  This  indicates  a  need  for  over  400  spaces  if 
serious  congestion  on  surrounding  streets  is  to  be  prevented. 

To  aggravate  the  situation  even  further,  parking  space  for  the 
Princess  Margaret  Hospital  will  be  reduced  to  one  lot  with  47 
spaces  when  construction  begins  on  the  east  side  of  Sherbourne 
Street.  Parking  deficiencies,  even  now,  are  of  such  a  magnitude 
as  to  rule  out  a  parking  lot  as  a  reasonable  solution.  The 
more  realistic  alternative  is  a  parking  garage  -  preferably 
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INSTITUTIONS 


An  important  Hospital  and  related  re¬ 
search  complex  at  Wellesley  and 
Sherbourne  is  embarking  on  a  major  pro¬ 
gramme  of  expansion. 


Grand  Victorian  mansions  of  Jarvis  and 
Sherbourne  Street  are  attractive  for  in¬ 
stitutions  as  well  as  offices.  Number 
582  Sherbourne  Street  has  been  occupied 
by  the  Knights  of  Columbus  for  5k  years . 


A  recent  addition  to  the  German  Club  has 
made  a  substantial  contribution  to  the 
new  sophistication  of  Sherbourne  Street. 


in  the  block  bounded  by  Jarvis,  Earl,  Sherbourne  and 
Wellesley  Streets,  where  the  purely  local  hospital  traffic 
could  be  contained  to  avoid  conflict  with  outside  traffic. 
Wellesley  Place  already  provides  a  convenient  access  to  the 
interior  of  this  large  block. 

An  increase  of  over  100%  in  both  staff  and  beds  at  the 
Wellesley  Hospital  and  an  undetermined  increase  in  5  -  10 
years  at  Princess  Margaret  Hospital  will  to  some  degree  also 
increase  demand  for  moderate  rental  accommodation  and  retail 
services  in  the  area.  Plans  for  the  district  have  taken  this 
into  consideration. 

Anticipated  rebuilding  of  the  area  east  of  Sherbourne  Street 
north  of  Wellesley  Street,  and  the  area  south  of  Wellesley 
Crescent,  along  Homewood  Avenue  and  its  culs-de-sac,  could 
provide  a  wide  range  of  rental  accommodation,  including  low 
rental  limited  divident  apartments  and  some  semi- luxury  apart¬ 
ments.  Hospital  employees,  particularly  those  in  training 
and  those  requiring  accommodation  within  walking  distance  of 
the  hospital,  would  then  be  able  to  find  suitable  accommodation 
in  the  Don  District. 

The  proposed  new  community  centre  and  small  sitting-out  park 
north  of  Wellesley  Street  would  be  available  for  hospital 
employees  as  well  as  the  district  residents. 

Shopping  could  be  provided  in  the  proposed  Wellesley  Street 
shopping  area  -  only  one  block  east  of  the  hospital.  Zoning 
(C.1B)  will  limit  shops  to  those  serving  the  needs  of  the  local 
population  and  will  permit  for  example,  a  drug  store,  florist, 
hairdresser,  barber,  delicatessen,  grocery,  variety  store, 
laundry  and  a  dry-cleaning  outlet. 

Several  other  changes  have  already  made  an  impact  on  area  96. 
Victoria  Day  Nursery,  539  Jarvis  Street,  has  recently  completed 
a  new  wing,  while  St.  Joseph's  intermediate  school  -  a  commer¬ 
cial  school  for  girls  -  is  being  relocated  from  Adelaide  Street  to 
a  27,600  sq.  ft.  site  fronting  on  Linden  Street  and  abutting 
Our  Lady  of  Lourdes  separate  school. 

Institutional  changes  in  census  areas  98  and  99  are  concen¬ 
trated  entirely  on  Sherbourne  Street  and  Jarvis  Street. 
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Census  Area  98 


Sacred  Heart  School  -  Sherbourne  Street  site  has  been 
expanded  to  34,500  sq.  ft.  and  8  more  classrooms  have 
been  added. 

German  Club  -  Sherbourne  Street  -  has  completed  a 
4-storey  addition  with  dining  and  recreation  facilities. 

Salvation  Army  Residence  -  Sherbourne  Street  -  will 
probably  move  out  of  the  district,  in  which  case  the 
building  may  be  used  for  the  Homestead  (now  on 
George  Street) . 

Protestant  Children's  Home  -  Sherbourne  Street  and 
Carlton  Street  -  may  expand. 

St.  Peter's  Church  -  will  reconstruct  the  parish  hall 
which  was  recently  damaged  by  fire. 

Census  Area  99 

Jarvis  Junior  Vocational  School  -  will  be  replaced  by 
the  new  Parkway  Vocational  School  at  Danforth  and 
Broadview. 

St.  Luke's  Church  -  has  completed  a  new  parish  hall. 

National  Employment  Service  -  constructing  a  new  ad¬ 
ministrative  office  on  the  north-east  corner  of  Jarvis 
and  Dundas . 

Future  Institutional  Needs 


Recreation 


The  southern  half  of  the  Don  Planning  District,  south  of 
Carlton  Street,  has  3  major  assets  -  Riverdale  Park,  Moss 
Park  and  the  John  Innis  community  centre.  This  combination 
with  complementary  programmes  in  several  of  the  churches, 
schools  and  social  agencies,  satisfies  seasonal  recrea¬ 
tional  needs  for  the  surrounding  population.  Yet  the 
northern  half  is  singularly  barren,  except  for  a  small  park 
at  the  eastern  end  of  Wellesley  Street,  while  indoor 
recreation  is  limited  to  the  programmes  of  Rose  Avenue 
School  and  St.  Enoch's  United  Church.  This  is  inadequate 
for  a  population  of  16,000.  A  new  community  centre  is 
needed,  with  space  not  only  for  sports  and  recreation  but 
also  for  club  activities  and  community  meetings.  Adults 
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and  elderly  persons'  requirements  should  be  given  as  much 
attention  in  planning  and  operating  such  a  centre  as  the 
needs  of  children.  The  most  desirable  locations  to  serve 
the  population  and  provide  a  handsome  addition  to  the  area 
are  either  the  block  south  of  Rose  Avenue  School,  or 
adjacent  to  Winchester  School. 

On  the  eastern  edge  of  the  district  the  Gerrard  K  Club  at 
the  south-west  corner  of  Spruce  and  Sumach,  offers  a  full 
programme  of  active  sports  and  crafts  for  800  boys,  75 % 
of  whom  come  from  the  2  Regent  Park  housing  projects.  An 
experimental  programme  for  150  girls  introduced  last  year 
received  over  200  applications  before  activities  started. 
Although  the  church  building  occupied  by  the  Club  has  been 
converted  for  recreational  purposes,  it  is  not  basically 
suitable  and  will  require  replacement  within  the  planning 
period.  A  new  building  on  the  existing  site  is  probably 
the  most  feasible  solution  as  the  2  locational  requirements 
-  proximity  to  Riverdale  Park  and  the  housing  projects  - 
are  already  met. 

Recreation  for  a  population  of  49,000  in  a  highly  urban¬ 
ized  district  requires  the  co-ordination  and  maximum  use 
of  all  community  resources,  both  public  and  private. 

The  present  situation  could  be  improved  if  all  churches 
would  participate.  Where  a  large  hall  is  available, 
sports  and  recreational  activities  could  be  encouraged, 
particularly  for  girls,  as  there  is  at  present  much  less 
provision  for  them  than  for  boys. 

Social-Welfare 


Nurseries  and  Day  Care  Centres  are  a  major  concern  in  the 
Don  District.  At  present  there  is  only  one  private  nursery 
with  a  second  one  proposed  by  the  City  Welfare  Depart¬ 
ment  on  the  second  storey  of  the  Howard  Street  fire  hall. 
There  are  additional  facilities  at  Central  Neighbourhood 
House  and  in  Regent  Park  South.  At  present  public  nur¬ 
series  and  day  care  centres  take  only  children  of  mothers 
who  must  work,  and  the  mothers  must  take  responsibility 
for  transporting  their  children  to  the  centres.  In  the 
course  of  this  study  a  strong  need  has  become  evident  for 
additional  public  nursery  and  day  care  facilities  to 
serve  not  only  their  present  purpose,  but,  in  addition 
another  group  that  exists  in  the  Don  area  -  the  large 
family,  with  limited  income  and  (often)  serious  personal 
problems.  It  is  felt  that  the  opportunity  to  relieve 
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the  burden  on  the  household  for  a  few  hours  each  day 
would  be  of  great  benefit  to  such  families  and  ease  the 
burden  on  other  welfare  services. 

A  report  recently  prepared  by  the  Metropolitan  Toronto 
Housing  Authority  as  a  re-evaluation  of  Regent  Park 
South  suggests  that  day  nurseries  should  also  be  part 
of  any  large  housing  scheme.  An  experimental  nursery 
was  incorporated  in  that  project.  Not  only  has  it  been 
successful  but  a  group  of  mothers  in  the  project  formed 
a  second  co-operative  nursery  to  meet  the  demand. 

The  chapter  on  The  Residential  Areas  recommends  a  number 
of  special  forms  of  housing  for  single  persons,  as  part 
of  a  broader  programme  of  assistance.  It  is  highly 
desirable  that  the  buildings  provided  blend  into  the 
residential  community,  and  do  not  have  an  institutional 
character . 

Although  the  problem  population  in  this  area  constitutes 
between  307>-407o  of  the  existing  population,  it  is  assumed 
that  it  can  be  reduced  to  a  minor  problem.  This  means 
that  buildings  occupied  initially  by  single  men  must  be 
adaptable  to  a  mixed  population  in  the  future.  They 
should  be  close  to  Allan  Gardens,  while  retaining  a  har¬ 
monious  relationship  with  the  family  accommodation. 

A  Reception  Centre  should  be  provided  for  the  homeless 
and  transient.  In  order  to  help  these  men  through  the 
disruptive  period  of  acquisition,  clearance  and  rebuilding 
and,  at  the  same  time,  to  provide  continuous  referral  and 
follow-up  services,  the  Centre  could  be  considered  part 
of  the  redevelopment  scheme,  and  best  located  adjacent  to 
the  residential  buildings. 

Future  Demand  for  Institutional  Space 

The  only  large  new  institution  definitely  announced  for  loca¬ 
tion  in  the  district  is  the  Armoury  in  the  Moss  Park  Redevelop 
ment  area.  There  would  also  be  some  in  the  proposed  redevelop 
ment  schemes.  These  proposals  may  encourage  additional  social 
and  welfare  organizations  to  locate  sub-offices  or  relocate 
main  offices  in  the  Don  Planning  District.  Accessibility  by 
public  transportation  to  all  parts  of  the  urban  area  and  the 
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availability  of  large  old  homes,  will,  no  doubt,  suit  new 
institutions  as  well  as  existing  ones.  Sherbourne  Street, 
between  Gerrard  and  Wellesley  Streets,  and  the  area  north 
of  Earl  Street  west  of  Sherbourne  Street,  best  satisfy 
these  requirements  and  zoning  needs  to  be  adjusted  accord¬ 
ingly.  A  total  of  128  residential  properties  would  be 
available  for  conversion  to  institutional  use.  However, 
only  36  of  them  have  a  floor  area  over  3,000  sq.  ft. 


Jarvis  Street  and  Sherbourne  Street,  with  lots  of  200  ft. 
to  300  ft.  depth,  offer  quite  different  development  poten¬ 
tial.  It  is  anticipated  that  several  major  institutions 
serving  Metropolitan  Toronto  or  the  Province  might  build 
head  offices  there  while  there  is  the  strong  prospect  that 
remaining  residential  buildings  will  be  gradually  taken 
over  for  institutional  or  office  purposes. 

Ill  INDUSTRY 


An  abundant  water  supply  from  the  Don  River  for  water-using 
industries  like  breweries  and  the  location  of  a  branch  of  the 
main  C.P.R.  line  proved  largely  to  determine  the  early  indus¬ 
trial  pattern  in  the  Don  District.  By  1890  two  breweries,  a 
soap  factory,  jam  factory  and  a  a  tin  and  stamping  company  had 
established  on  the  west  bank  of  the  channelized  Don  River  south 
of  Gerrard  Street  and  a  third  brewery  had  located  immediately 
to  the  west  on  Queen  Street.  Little  else  of  any  significance, 
except  the  Wilson  plant  on  Sherbourne  Street  was  apparent  in  the 
district . 


A  total  of  2,090,130  sq.ft,  of  industrial  and  warehousing 
floor  atea  is  located  in  the  district,  occupying  1,532,600  sq.ft. 
(35  acres)  of  land  area.  This  includes'  the  plant  of  General 
Steel  Wares  which  has  decided  to  relocate  out  of  the  district; 
the  plant  has  a  floor  space  of  604,131  sq.ft. and  the  lot  237,900 
sq.ft.  The  district  totals  excluding  General  Steel  Wares  are  - 
1,481,999  sq.ft,  of  floor  space  and  29.5  acres  of  land  area. 

There  are  also  42,700  sq.ft,  of  storage  yards,  scattered  in 
back  yard  sites,  mainly  north  of  Carlton  Street  and  east  of 
Parliament  Street.  Although  small  industrial  operations  are 
scattered  throughout  the  district,  the  original  belt  remains  the 
only  important  industrial  concentration. 


This  south-eastern  corner  of  the 
Street  east  of  River  Street,  and  eas 
Shuter  and  Queen,  contains  707,  of  al 
floor  space  and  66 %  of  the  land  used 
district . 


district,  south  of  Gerrard 
t  of  Parliament  Street  between 
1  industrial  and  warehousing 
for  these  purposes  in  the 
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INDUSTRY 


A  new  industrial  use  for  the 
General  Steel  Wares  property 
will  be  determined  by  its 
locational  advantages  close  to 
downtown  and  excellent  express¬ 
way  connections 


A  rather  motley  and  dingy  in¬ 
dustrial  area  is  in  fact  thriv¬ 
ing  and  requires  only  space 
for  normal  amenities  of  park¬ 
ing  3  access  and  loading.  Signs 
of  renovation  are  already  ap¬ 
parent  . 


Heavy  truck  traffic noise, 
dirt  and  general  unsightliness 
of  non-conforming  industrial 
uses  may  annihilate  attempts 
to  improve  residential  neigh¬ 
bourhoods  . 


Character  of  the  Industrial  Belt  East  of  River  and  South 
of  Shuter 


The  Don  District's  industrial  belt  houses  many  firms 
renting  cheap  loft  space  with  inadequate  space  for  parking, 
loading,  access  and  expansion. 

Industrial  buildings  are  generally  not  as  old  as  surround¬ 
ing  residential  buildings.  Only  4  of  the  33  buildings  are 
over  60  years  of  age.  On  the  other  hand  only  5  have  been 
constructed  since  the  war.  The  majority,  30  to  60  years 
of  age  have  declined  due  to  functional  obsolescence,  and 
now  have  a  relatively  high  turnover  of  newly  established 
small  firms.  Of  the  42  firms  located  here  in  1960,  only 
14  date  back  to  1930,  and  4  to  1920.  The  remaining  24 
new  firms  located  in  the  industrial  belt  between  1950  and 
1960. 

Industries,  with  some  exceptions,  are  small  and  often  share 
buildings  -  42  firms  occupy  33  properties.  Space  is  seriously 
limited  by  the  closeness  of  residential  buildings.  Fifteen 
of  the  industrial  properties  have  no  parking  space  while  the 
remainder  have  some  space  but  are  still  well  below  the  Zoning 
By-law  standard  of  1  parking  space  for  each  400  sq.ft,  of 
manufacturing  floor  space.  Few  have  off-street  loading  space. 

Future  Requirements  of  the  Industrial  Belt 

Industry  is  not  a  passing  phase  in  downtown  Toronto.  Recent 
studies  carried  out  by  Planning  Board  consultants  affirm 
that  the  downtown  industrial  area  is  preferred  by  companies 
requiring  proximity  to  a  central  city  market  or  supply  centre, 
inexpensive  labour,  female  labour,  specialized  storage  space 
and  specialized  transportation,  such  as  railway  sidings,  as 
well  as  floor  space  at  reasonable  rents.  Industries  in  the 
Don  District  obviously  benefit  from  their  prime  location  and 
have  the  additional  advantage  of  excellent  highways  -  the 
Bayview  Extension,  Dundas  Street  and  the  future  Don  Valley 
Expressway  with  Duke-Duchess  connections  to  the  downtown  core. 
The  zoning  permits  heavy  industry  and  outside  storage  yards. 

The  future  use  of  the  abandoned  General  Steel  Wares  plant  will 
be  conditioned  by  the  locational  advantages  of  the  industrial 
area;  the  external  economics  and  services  available  to  a  small 
plant  in  central  Toronto,  and  the  availability  of  rental  factory 
space.  We  are  advised  that  the  present  plant  cannot  be  economi¬ 
cally  adapted  for  use  by  a  number  of  small  firms.  It  follows 
that  the  best  use  of  the  site  is  the  construction  of  a  new 
multi-storey,  multi-purpose  industrial  building  offering  space 
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for  rent.  The  position  of  the  building  in  relation  to  the 
Bayview  Extension  immediately  to  the  north  off  Gerrard, 
and  to  other  arteries  through  River  Street,  should  offer 
great  attraction. 

Removal  of  Housing 


The  mixture  of  housing  and  industry  in  the  industrial 
zones  creates  an  unsatisfactory  situation.  Industries 
faced  with  the  need  to  enlarge  their  sites  for  loading 
and  parking  space,  must  try  to  assemble  a  number  of 
small  parcels  in  separate  ownership.  On  the  other 
hand,  residents  suffer  all  the  effects  of  living  close 
to  active  industries.  It  is  recommended,  as  priorities 
permit,  that  eventually  the  housing  scattered  through¬ 
out  this  industrial  area  should  be  removed.  People 
now  living  among  the  industries  might  well  be  given 
priority  in  new  low  rental  housing  to  be  constructed 
south  of  Gerrard  Street  and  east  of  Sherbourne  Street. 

If  all  housing  east  of  Sackville  Street  were  eliminated, 
this,  together  with  vacant  sites,  would  give  a  total  of 
8  acres  for  parking,  access,  off-street  loading,  and  plant 
expansion,  as  well  as  several  new  industrial  buildings. 

It  is  anticipated  that  new  buildings  would  either  be 
designed  as  multi-purpose  industrial  plants  for  a  variety 
of  small  firms,  or  for  small  and  highly  specialized 
operations . 

Residential  Proposal  for  Parliament,  Shuter,  Sackville  and 

Queen 

It  is  difficult  to  decide  the  future  of  the  three  blocks 
between  Parliament  Street  and  Sackville  Street.  As  in  the 
past,  this  small  pocket  contains  mostly  houses  with  local 
shops  on  the  Queen  Street  frontage.  Industry  and  warehousing 
in  these  three  blocks  occupy  78,962  sq.  ft.  of  floor  space 
and  a  little  less  than  1  acre  of  land.  This  represents 
about  one-seventh  of  the  three-block  area  (7.3  acres),  and  a 
floor  space  of  about  5 %  of  the  total  industrial  and  ware¬ 
housing  space  in  the  district. 

Housing  conditions  are  among  the  worst  in  the  district.  Many 
dwellings  were  of  mediocre  standards  when  built  and  are  on 
very  small  sites.  Clearance  is  mandatory  and  should  have 
high  priority  within  the  district. 
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The  re-use  of  this  land  must  be  related  to  the  most  pressing 
needs  of  the  district.  In  order  to  maintain  humane  densities 
for  single  persons  and  families  in  the  redevelopment  area 
east  of  Sherbourne  Street  only  707o  of  those  requiring  new 
public  housing  as  a  result  of  clearance  in  the  whole  area 
between  Jarvis  and  Ontario  can  be  rehoused  there.  Rebuild¬ 
ing  of  the  interior  of  the  3  blocks  south  of  Shuter  Street 
between  Parliament  Street  and  Sackville  Street  would  provide 
additional  low  rental  accommodation.  The  new  housing  could 
be  serviced  by  retail  shops  on  Queen  Street  and  Parliament 
Street  and  would  benefit  from  the  large  open  space  and  recrea¬ 
tion  facilities  of  Moss  Park. 

Elimination  of  Non- Conforming  Industrial  and  Warehousing  Uses 

Scattered  throughout  the  Don  District  are  221  non- conforming 
uses.  Most  of  these  have  little  effect  on  their  surroundings 
but  there  are  23  industries  and  16  warehouses  or  storage  yards 
in  residential  areas,  and  several  of  these  are  detrimental  to 
the  neighbouring  houses. 

The  removal  of  non- conforming  uses  is  a  matter  of  general  con¬ 
cern  for  all  older  areas  of  the  City.  American  experience 
suggests  that  the  success  of  schemes  to  improve  residential 
areas  often  hinges  on  the  removal  of  obnoxious  industries. 

A  reasonable  solution  is  to  give  them  an  adequate  period  of 
time  to  amortize  the  original  investment  and  then  require 
them  to  move. 

In  the  meantime,  it  should  be  stressed  that  in  cases  where 
an  industry  or  warehouse  may  jeopardize  neighbourhood  morale 
in  a  designated  improvement  area,  serious  consideration  should 
be  given  to  the  outright  purchase  of  the  offending  property. 

In  some  cases,  as  suggested  in  this  report,  the  cleared  land 
can  provide  space  for  local  parks,  and  other  needs,  thereby 
achieving  two  goals  with  a  single  expenditure. 
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CHAPTER  VIII 


TRANSPORTATION 


1  EXISTING  ROAD  SYSTEM 

The  Don  Planning  District  is  in  the  path  of  arterial  traffic 
movements  to  downtown  and  the  harbour.  All  major  roads,  both  east- 
west  and  north-south,  are  through-streets  carrying  heavy  volumes 
of  traffic  from  origins  and  to  destinations  in  other  parts  of  the 
City.  In  view  of  the  district's  location,  this  traffic  pattern 
will  continue  and  major  roads  must  be  improved,  where  necessary, 
to  handle  the  traffic  and  reduce  the  overflow  onto  local  residen¬ 
tial  s treets  . 

Jarvis  Street  is  the  most  important  artery  and  will  liave  the 
greatest  impact  on  adjacent  land.  On  an  average  day  it  carries 
over  30,000  cars.  In  the  downtown  area,  only  University  Avenue 
and  Lakeshore  Boulevard  carry  greater  volumes. 

Jarvis  Street  feeds  into  Downtown  Toronto  via  five  east-west 
arteries  -  Queen  Street,  Shuter  Street,  Dundas  Street,  Gerrard 
Street  and  Carlton  Street.  Shuter,  Gerrard  and  Carlton  Streets 
are  limited  as  arteries  because  they  do  not  continue  straight 
through  for  a  great  distance.  The  original  Dundas  Street  was  one 
of  the  first  roads  carved  out  of  the  wilderness  by  Governor  Simcoe. 
Today  it  is  a  14-mile  long  artery  extending  from  Highway  27  in  the 
west  to  Kingston  Road  in  the  east.  Bloor  Street  provides  an  un¬ 
interrupted  mid-city  route  from  the  eastern  to  western  City  bound¬ 
aries  serving  high  density  residential  areas  on  either  side  and 
carrying  as  many  as  40,000  cars  across  the  Don  Valley  per  day. 

Both  roads  are  also  important  truck  routes.  The  Bayview  Extension, 
on  the  eastern  edge  of  the  district  is  a  recent  addition  to  the 
road  system,  completed  in  August  1959,  Traffic  destined  to  the 
downtown  area  has  been  partially  re-routed  from  Broadview  to  this 
faster,  limited  access  road,  at  least  as  far  as  the  River  Street- 
Gerrard  Street  connection. 

Parliament  Street  and  Sherbourne  Street  reach  down  into  the 
heart  of  the  industrial  area  and  provide  a  truck  link  from  indus¬ 
trial  areas  in  the  southern  part  of  the  City  north  to  Bloor  Street. 

All  except  two  of  these  major  roads  carry  over  10,000  cars  per 
day  and  over  1,000  cars  at  the  P.M.  peak  hour.  As  a  result,  a 
series  of  residential  islands  surrounded  by  traffic  arteries  has 
been  created. 
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II  CLASSIFICATION  OF  STREETS 


The  strict  pattern  in  the  Don  does  not  lend  itself  to  classi¬ 
fication  in  terms  of  the  standard  break-down  into  main  arteries, 
connecting  expressways  with  collectors ,  which  connect  arteries  to 
local  roads,  which  primarily  serve  individual  properties.  In 
theory  each  class  of  street  -  expressway,  artery,  collector,  local 
road  -  is  supposed  to  be  separate,  with  no  overlapping  of  functions. 
In  reality,  particularly  in  a  district  like  the  Don  with  a  grid 
street  layout,  there  is  considerable  overlapping.  Local  roads  are 
often  used  to  by-pass  congested  intersections. 

From  the  accompanying  map  (Figure  32)  showing  the  street  and 
traffic  pattern  in  the  Don,  one  dominant  feature  stands  out;  the 
cutting  up  of  the  entire  area  by  major  north-south  and  east-west 
arteries  to  which  the  local  streets  are  directly  connected.  In  the 
residential  areas  formed  within  the  arteries  there  is  little  oppor¬ 
tunity  to  introduce  collectors ,  which  perform  the  function  of 
gathering  up  local  traffic  and  leading  it  to  the  arteries;  and 
which  afford  a  degree  of  protection  to  residential  areas  by 
limiting  the  number  of  connecting  points  to  heavy  arterial  traffic 
flows.  This  could  be  achieved  only  by  a  very  drastic  re-design  of 
the  street  system.  The  practical  alternative  is  to  give  emphasis 
by  designation  and  widening  (where  necessary)  to  those  streets 
which  could  assume  a  definite  collector  function.  These  are  the 
Sackvi lie- Sumach  one-way  pair  and  Wellesley  Street  serving  the 
north-east  section  of  the  district,  north  of  Gerrard,  east  of 
Parliament;  Howard  Street,  serving  the  area  between  Wellesley  and 
Bloor,  Sherbourne  and  Parliament;  and  Huntley  Street  serving  the 
area  west  of  Sherbourne  north  of  Wellesley.  In  the  future  if  the 
residential  proposals  of  the  Appraisal  are  carried  out,  the  eastern 
end  of  Howard  would  be  closed,  and  Howard  would  join  with  Rose 
Avenue  to  form  a  new  collector  route  (Figure  23) . 

The  very  limited  opportunity  to  distinguish  between  local 
and  collector  functions  underlines  the  need  to  make  the  arteries 
that  cut  through  the  district  effective  as  arteries  -  so  that  the 
filtering  through  of  arterial  traffic  on  the  residential  streets 
will  be  reduced  to  a  minimum. 

Ill  MAJOR  TRAFFIC  PROBLEMS  AND  SOLUTIONS 

1 .  Heavy  Volumes  on  Arterial  Roads 

Traffic  arteries  bordering  and  cutting  through  the  Don 
District  carry  some  of  the  heaviest  traffic  In  the  City. 

In  view  of  the  anticipated  increase  in  the  Metropolitan 
ratio  of  automobiles  to  population  it  seems  likely  that 
these  traffic  volumes  will  increase.  The  importance  of 
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the  major  arteries  must  be  recognized  and  appropriate  steps 
taken  to  assure  their  effectiveness. 

It  is  extremely  difficult  to  do  this  while  protecting  the 
residential  communities  that  are  an  essential  part  of  the 
greater  downtown  area.  Obviously,  some  compromise  between 
the  local  and  metropolitan  traffic  functions  is  mandatory. 

Completion  of  the  Don  Valley  Expressway  and  the  Duke-Duchess 
connections  to  downtown  will  re-route  some  of  the  traffic 
now  using  Shuter  Street,  River  Street  and  the  Bayview  Exten¬ 
sion.  Widening  and  resurfacing  of  Queen  Street,  once  street 
cars  are  removed,  would  encourage  a  further  reduction  of 
traffic  on  Shuter  Street,  and  the  primary  function  of  Shuter 
Street  could  be  reduced  to  that  of  a  collector. 

Few  residential  areas  can  be  socially  or  economically  indepen¬ 
dent.  They  must  share  certain  common  amenities  -  particularly 
shopping,  parks,  recreation  facilities  and  schools.  Where 
people  have  to  cross  a  major  artery,  serious  consideration 
should  be  given  to  establishing  a  safe  crossing.  The  worst 
case  is  Shuter  Street  at  Duke  of  York  school.  It  should  have 
high  priority  for  a  pedestrian  overpass  to  provide  a  link 
between  the  park  and  the  school  and  the  residential  area  north 
of  Shuter. 

It  is  anticipated  that,  because  of  its  Metro-wide  arterial 
function,  Dundas  Street  will  become  the  most  important  east- 
west  artery  between  Queen  and  Bloor  Streets.  It  is  likely  to 
be  a  major  physical  barrier,  necessitating  self-sufficient 
neighbourhoods  on  either  side.  It  will  require  pavement  re¬ 
alignment  and  intersection  improvements  between  George  Street 
and  Sherbourne  Street  to  accommodate  desired  flows  and  reduce 
the  accident  rate,  which  is  the  second  highest  in  the  district. 

Although  traffic  volumes  on  the  remaining  arteries  is 
generally  expected  to  increase  in  proportion  to  volumes  all 
over  the  Metropolitan  area,  a  greater  increase  is  to  be  ex¬ 
pected  on  Parliament  Street,  Carlton  and  Gerrard  Streets, 

Dundas  Street  and  Queen  Street,  when  buses  replace  existing 
street  cars. 

2 .  Special  Problems  -  Gerrard  Street 

Accidents  of  all  kinds  on  Gerrard  Street,  between  Parliament 
and  River  Streets,  during  1960  and  1961,  totalled  108,  a  very 
high  number.  Of  the  108  accidents,  31  involved  pedestrians  - 
6  under  five  years  of  age. 
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Although  a  pedestrian  cross-walk  was  installed  at  Sumach 
Street  in  1959  and  a  signal  to  replace  the  cross-walk  at 
Sackville  Street  in  July  1961,  there  has  been  no  appreciable 
improvement  in  the  total  accident  rate  and  only  a  slight 
decline  in  the  number  of  pedestrians  injured.  The  under¬ 
lying  cause  is  the  conflict  between  pedestrian  traffic  from 
Regent  Park  North  and  vehicular  traffic  on  Gerrard  Street. 

On  the  most  troublesome  section  of  Gerrard,  between  Parliament 
and  Sumach,  43  accidents  occurred  in  1960/61;  of  these,  21  are 
due  to  the  existence  of  the  crosswalk.  Four  additional 
pedestrian  accidents  involved  people  crossing  to  or  from 
the  supermarket  near  Parliament  Street.  Of  the  total  of 
20  pedestrian  accidents,  14  involved  children,  10  of  whom 
lived  in  Regent  Park  North.  Negligence  was  to  blame  in 
only  6  of  the  pedestrian  accidents,  the  remaining  14  having 
used  the  crosswalk  in  the  proper  manner. 

Attempts  to  reduce  the  danger  to  pedestrians  by  installing 
two  signals  and  one  cross-walk  and  engaging  an  off-duty  police 
officer  at  the  Dominion  Store,  all  within  a  distance  of  1,500 
feet,  have  seriously  reduced  the  traffic  flow  and  increased 
the  probability  of  rear-end  collisions.  (e.g.  23  rear-end 
collisions  occurred  in  1960/61).  Pedestrians  have  no  doubt 
benefitted  yet  nine  pedestrian  accidents  still  occurred  on 
the  cross-walk,  one  of  which  was  fatal.  If  the  pedestrian 
flow  across  Gerrard  Street  and  vehicular  volumes  both  remain 
at  their  current  high  levels,  the  accident  picture  is  not 
likely  to  improve.  New  approaches  to  this  most  serious  problem 
need  to  be  considered. 

Construction  of  a  small  group  of  stores  within  the  Regent 
Park  North  area  is  strongly  recommended.  These  new  shops 
would  satisfy  only  daily  shopping  needs  of  families  and  the 
pop  bottle,  penny  candy  passion  of  2,700  youngsters;  yet 
they  may  effectively  serve  to  decrease  the  accident  rate 
and  permit  general  improvements  in  traffic  movement  along 
Gerrard  Street.  As  in  the  case  of  Regent  Park  South,  the 
shops  would  not  detract  from  the  Parliament  Street  shopping 
centre  and  the  weekly  expenditures  would  still  be  made  there. 

Intrusion  of  Arterial  Traffic  onto  Local  Roads 

Roads  parallel  to  major  arteries  will  inevitably  attract 
some  by-passing  traffic.  In  most  cases  improvements  in 
design  of  the  major  arteries  will  cause  a  reduction.  If 
improvements  were  made  to  Jarvis,  Sherbourne,  Parliament, 
Wellesley  and  Gerrard  Streets  this  would  help  Bleecker, 

Spruce,  Sumach,  Sackville  and  other  streets. 

Isabella  Street,  between  Jarvis  Street  and  Sherbourne 
Street  is  in  a  worse  position  with  over  600  cars  at  the 
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P.M.  peak  and  almost  400  at  the  A.M.  peak.  Construction 
of  a  32-foot  pavement,  together  with  gradual  addition  of 
traffic  controls,  climaxed  by  the  installation  of  signals 
at  Jarvis  Street  and  Isabella  Street  in  September,  1960, 
have  contributed  to  a  continual  increase  in  rush  hour 
traffic  and  the  use  of  Isabella  as  an  arterial  link. 

If  the  area  between  Sherbourne  Street  and  Jarvis  Street, 
north  of  Wellesley  Street,  is  to  retain  its  value  as  a 
residential  area,  through- traffic  must  be  discouraged  from 
using  Isabella  Street.  One  solution  is  to  make  this  section 
of  Isabella  Street  one-way  west-bound,  which  would  immediately 
eliminate  70%  of  the  existing  traffic  volumes.  Earl  Street 
would  then  be  reversed  to  provide  the  necessary  one-way  pair. 

4 .  Local  and  Collector  Streets  -  Proposals  and  Priorities 

The  City  Traffic  Division  recommends  a  standard  of  28  feet 
for  one-way  and  32  feet  for  two-way  local  streets.  These 
standards  make  some  allowance  for  curb  stops  while  assuring 
the  uninterrupted  flow  of  one  or  two  lanes  of  traffic.  In 
the  Don  District,  76%,  of  all  roads  (excluding  lanes)  have  a 
pavement  width  of  less  than  28  feet  and  60%,  have  a  width  of 
24  feet.  Some  of  these  (e.g.  culs-de-sac)  are  local  roads 
in  the  strict  definition  in  that  they  serve  only  a  small 
number  of  abutting  properties  and  will  not  require  major 
improvements  except  new  pavements.  Others  carry  medium  to 
heavy  volumes  and  will  require  widening,  or  in  one  area,  a 
completely  redesigned  road  pattern,  to  perform  even  the  local 
function  effectively.  Improvements  should  primarily  serve 
the  residential  areas.  Applying  this  test,  a  number  of 
priorities  can  be  established. 

1st  Priority  -  Improvement  of  Collectors 

The  first  priority  is  already  suggested  by  the  designa¬ 
tion  of  collector  streets.  To  perform  this  function 
satisfactorily  the  following  widenings  should  be  under¬ 
taken  in  the  near  future  : 


Sackville,  Gerrard  to  Wellesley 

from 

24 

ft . 

to 

28 

ft 

Sumach,  Gerrard  to  Wellesley 

from 

24 

ft . 

to 

28 

ft 

Wellesley,  Parliament  to  Sumach 

from 

24 

ft. 

to 

32 

ft 

Huntley,  Bloor  to  Earl 

from 

21 

ft . 

to 

28 

ft 

100 


TRANSPORTATION 


Traffic  arteries  cutting  through 
the  district  carry  some  of  the 
heaviest  traffic  in  the  City,  and 
in  future  they  will  carry  even 
heavier  volumes . 


Two  traffic  signals,  a  cross-walk 
and  the  services  of  a  polichman 
at  the  Dominion  Store  have  not 
appreciably  reduced  the  vehicular- 
pedestrian  conflict  on  Gerrard  St. 


The  plan  for  Jarvis  St.  includes 
widening  to  6  lanes  with  a  central 
boulevard,  distinctive  street 
lighting  and  tree  planting  along 
the  full  length. 


Howard,  Sherbourne  to  Parliament  -  from  24  ft.  to  32  ft. 
(Note:  may  be  advisable  to  delay 

this  until  proposed  plan  or  its 
equivalent  is  implemented.  Plan 
for  the  area  would  close  Howard 
from  Rose  to  Parliament.) 

The  principle  stated  in  the  chapter  on  Residential 
Areas ,  concerning  the  preservation  of  existing  street 
trees  should  be  adhered  to. 

2nd  Priority  -  North-West  Area 

The  second  priority  improvements  arise  out  of  a  special 
problem  in  the  north-west  area  of  the  district. 

Traffic  movement  is  inhibited  not  only  by  narrow  pavements 
but  also  heavy  on-street  parking,  precipitated  by  a 
serious  residential  parking  deficiency  of  270  spaces  in 
these  four  blocks.  It  would  be  of  great  advantage  to 
solve  the  two  simultaneously. 

Unfortunately  the  absence  of  service  lanes  inside  these 
blocks  and  the  limited  sideyard  space  for  private  drive¬ 
ways  rules  out  any  of  the  parking  solutions  recommended 
for  the  improvement  areas  (see  Chapter  III),  while  a 
commercial  parking  garage  in  this  area  is  neither  econ¬ 
omical  or  desirable.  The  only  reasonable  alternative  is 
to  provide  parking  bays  in  the  process  of  widening  these 
streets  wherever  setbacks  will  permit. 


Parking  Bay 

No .  of 
spaces 
possible 

Existing 

pavement 

Existing 

R.O.W. 

New  pavement 
width  in¬ 
cluding  bay 

Selby  St. 

North  Side 

27 

18'  2" 

57' 

37’ 

Linden  St . 

N.  &  S. Sides  45 

22 ' 

66' 

56' 

Earl  St. 

South  Side 

32 

20' 

60' 

37' 

104 


101 


Features  of  the  Parking  Bay  Proposal 


1.  A  single  parking  bay  or,  in  the  case  of  Linden 
Street,  2  parking  bays  can  be  accommodated  within 
the  existing  road  allowance.  No  additional 
property  is  required. 

2.  Parking  bays  are  set  on  an  angle  of  45°  recommended 
by  the  Ontario  Traffic  Conference  although  60°  and 
90°  would  accommodate  more  cars .  The  greater  angle 
facilitates  manoeuvering  and  requires  less  pavement 
width . 

3.  Parking  bays  are  designed  for  cars  to  back  in, 
thereby  eliminating  the  hazards  of  backing  out 
into  a  stream  of  traffic. 

4.  On  each  street,  the  bays  are  designed  to  leave 
adequate  legal  clearance  for  fire  hydrants,  drive¬ 
ways  and  street  corners.  If  existing  trees  are 
retained  and  new  ones  added  to  fill  the  gaps 
these  green  spaces  will  provide  a  pleasing  con¬ 
trast  to  the  asphalt  bays. 

5.  In  several  places  (e.g.  south  side  of  Linden) 
the  new  sidewalk  is  relocated  only  around  the 
parking  bays  providing  visual  interest  in  the 
total  street  picture  while  preserving  a  large 
unobstructed  green  space  in  front  of  properties 
not  affected  by  the  bays. 

6.  Every  effort  has  been  made  to  save  existing  trees 
and  only  those  that  would  seriously  reduce  the 
total  number  of  spaces  are  removed.  All  fire 
hydrants  are  retained  in  their  present  location. 
Only  Hydro  poles  will  require  relocation,  but 
this  is  mandatory  even  if  the  street  is  widened. 

7.  The  parking  bays  are  likely  to  create  less  hazard 
of  accidents  involving  pedestrians  -  particularly 
children.  By  contrast,  parallel  parking  has  the 
distinct  disadvantages  of  obstructing  traffic 
when  a  car  is  backing  into  a  space  and  creating 
an  unnecessary  danger  to  small  children  who  are 
completely  hidden  from  the  view  of  oncoming 
drivers  if  they  stand  between  parked  cars. 
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8 .  Less  curb  space  is  required  to  provide  a  given 
amount  of  parking  space  than  under  the  parallel 
parking  alternative.  To  park  the  104  cars  that 
can  be  accommodated  in  the  bay  proposal,  it 
would  be  necessary  to  have  parallel  curb  parking 
on  both  sides  of  the  three  streets. 

The  parking  bay  proposal  makes  possible  a  harmonious 
street  pattern  which  provides  maximum  manoeuverabi li ty ; 
egress  to  and  from  parking  spaces  with  minimum  danger 
to  children  due  to  improved  visibility;  the  retention 
of  the  best  street  trees  and  a  balance  of  green,  land¬ 
scaped  bays  and  asphalt  parking  bays.  In  addition, 
one  side  of  both  Selby  and  Earl  remain  completely 
free  of  c ars . 

3rd  Priority  -  Areas  of  Proposed  Change 

The  next  group  of  improvements  are  related  to  some  of 
the  major  Appraisal  proposals. 

The  area  bounded  by  Bloor  Street,  Sherbourne,  Wellesley 
and  Parliament  is  designated  for  substantial  rebuilding 
to  accommodate  a  higher  residential  density  as  well  as 
offices  at  Bloor  and  Sherbourne  and  a  local  shopping 
centre  on  Wellesley  Street.  Traffic  volumes  now  can 
scarcely  be  accommodated  on  the  narrow  internal  streets 
and  Howard  Street  inevitably  attracts  heavy  by-pass 
traffic  during  rush  hours.  The  type  of  development 
pattern  proposed  provides  an  opportunity  to  eliminate 
narrow,  restrictive  pockets  of  land  that  are  difficult 
to  develop,  to  completely  discourage  through- traffic 
and  to  create  a  road  pattern  related  directly  to  the 
new  buildings.  The  proposed  pattern  utilizes  the 
existing  roads  wherever  possible,  introduces  only  3 
or  4  new  links,  and  reduces  the  total  street  length 
by  117o.  (See  illustration  of  Plan  in  Chapter  III)  . 

The  proposed  street  pattern  is  an  integral  part  of  a 
plan  to  rebuild  the  area  and  the  changes  could  only 
be  introduced  when  rebuilding  occurs. 

The  proposal  for  rebuilding  at  a  higher  density  the 
Sherbourne-Ontario-Gerrard-Shuter  area  creates  the 
need  to  widen  Ontario  Street,  between  Shuter  and 
Gerrard.  Ontario  Street  will  form  one  of  the  boundary 
approach  roads  to  the  rebuilt  area,  and  as  such  can 
be  expected  to  carry  heavier  traffic  volumes  than  it 
does  at  present.  It  will  assume  a  collector  function. 
At  present  the  street  is  one-way  southbound.  In  its 
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future  role  it  would  be  necessary  to  make  this  street 
two-way  and  widen  accordingly.  This  will  require  some 
readjustment  in  the  traffic  system  in  the  area  between 
Gerrard  and  Shuter.  The  traffic  system  will  be  an 
integral  part  of  the  plan  for  the  area. 

IV  PUBLIC  TRANSPORTATION 

Research  in  the  Metro  Toronto  area  has  verified  the 
correlation  of  car  ownership  with  income  and  distance  from 
the  downtown  core.  Five  of  the  Don  District's  Census  Tracts 
(96,  98,  99,  101,  102)  reveal  a  ratio  of  persons  to  auto¬ 
mobiles  of  over  6-1  whereas  the  average  ratio  in  Metro 
Toronto  is  2.9-1.*  These  results  indicate  only  a  trend,  as 
the  survey  recorded  cars  using  off-street  parking  facilities 
at  place  of  residence,  and  does  not  provide  an  exact  measure 
of  car  ownership. 

An  efficient  and  easily  accessible  public  transit  service 
is  very  critical  to  the  average  Don  District  resident. 

Street  Cars  run  on  : 

Bloor  Street 
Car lton-Gerrard  Streets 
Dundas  Street 
Queen  Street 

Parliament  Street  (turning  on  King  Street) 

Buses  run  on  Sherbourne  Street  from  the  Queen's  Quay  to  the 
Rosedale  loop.  According  to  the  T.T.C.  it  is  anticipated 
that  all  street  car  routes  in  the  district  will  be  eliminated 
by  1978.  In  the  meantime  tracks  will  be  reconstructed  on 
sections  of  the  Car lton-Gerr ard  and  Queen  Street  routes  to 
maintain  an  adequate  level  of  service. 

The  existing  bus  route  running  west  along  Wellesley  Street 
from  the  Yonge  Street  subway  should  be  extended  eastward  to 
fill  the  gap  that  now  exists  in  the  east-west  service  between 
Carlton  and  Bloor  Street.  A  direct  link  to  the  subway  is 
required  immediately  to  serve  the  hospital  complex,  River- 
dale  Park  and  Zoo,  an  existing  population  north  of  Carlton 
of  16,000  and  a  future  population  of  over  20,000.  A  loop 
utilizing  Sumach  Street,  Winchester  Street,  and  Parliament 
Street  might  also  transfer  a  significant  proportion  of  work 
trips  from  private  cars  to  transit  in  this  area. 

The  Bloor  Street  subway  is  expected  to  be  in  operation 
by  January  1966,  and  will  have  one  station  in  the  Don  District  - 


Draft  Metro  Official  Plan  1959  -  Persons  per  Private  Auto¬ 
mobile  at  Place  of  Residence  -  Plate  38. 
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on  the  south-east  corner  of  Bloor  and  Sherbourne .  Surface 
public  transit  on  Bloor  Street  will  not  be  replaced  when 
street  cars  are  removed,  leaving  the  full  roadway  for 
private  vehicles. 

A  second  east-west  rapid  transit  line  serving  the 
downtown  area  is  generally  accepted  as  a  vital  component 
of  a  comprehensive  Metropolitan  service.  The  proposed 
Queen  Street  line,  under  discussion  for  many  years,  was 
conceived  to  fulfill  this  function. 

The  pressure  of  east-west  traffic  movements  on  the 
Don  continues  to  be  very  great  -  peak  hour  east-west 
traffic  volumes  (P.M.),  excluding  the  Bloor  Street  traffic, 
total  6,570  (September  1961).  Continued  growth  of  Downtown 
Toronto  as  envisaged  by  the  Plan  for  Downtown  Toronto 
indicates  that  the  Don  District  will  continue  indefinitely 
to  be  in  the  path  of  heavy  east-west  traffic  movements. 

The  improvement  of  the  transit  facilities  on  Queen  to 
meet  metro-wide  requirements  will,  by  providing  an 
attractive  alternative  to  the  use  of  cars,  be  of  great 
benefit  to  the  district. 
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CHAPTER  IX 


THE  GENERAL  PLAN 


The  General  Plan  for  the  Don  Planning  District  consists  of 
certain  basic  goals  and  specific  proposals  that  will  enable  the 
district  to  play  its  proper  role  in  the  City,  and  to  be,  both  as 
real  estate  and  a  community,  an  asset  to  Toronto.  The  General 
Plan  is  summarized  in  Figure  35. 

I .  GOALS : 

The  Plan  has  ten  major  goals: 

1.  RESIDENTIAL:  TO  KEEP  THE  DISTRICT  A  GOOD  PLACE  TO  LIVE 

This  involves  maintaining  sound  residential  conditions; 
improving  areas  that  are  beginning  to  deteriorate;  encourag¬ 
ing  high  quality  private  rebuilding  where  opportunities  exist; 
reducing  overcrowding;  clearing  seriously  deteriorated  areas 
and  redeveloping  with  housing  suitable  for  the  population  of 
the  district;  and  meeting  the  special  housing  needs  of  the 
problem  groups  in  the  population. 

2.  DISTRICT  SHOPPING:  TO  STRENGTHEN  THE  DISTRICT  SHOPPING 
CENTRE  ON  PARLIAMENT  STREET 

Required  measures  here  include  the  elimination  of  unsuitable 
commercial  zones  in  other  parts  of  the  district;  a  policy  for 
providing  off-street  parking;  assistance  to  the  efforts  of 
businessmen  to  improve  the  appearance  of  the  street;  and  a 
guide  plan  for  the  rebuilding  of  the  core  of  the  commercial 
area  at  Parliament  and  Gerrard. 

3.  LOCAL  SHOPPING:  TO  MAKE  POSSIBLE  LIMITED  LOCAL  SHOPPING  IN 
RESIDENTIAL  AREAS 

This  involves  giving  legal  status  to  existing  corner  grocery 
stores,  selective  low  density  retail  zoning  near  higher  density 
residential  areas,  and  the  provision  of  small  groups  of  stores 
in  areas  of  private  and  public  rebuilding. 

4.  SCHOOLS:  TO  INDICATE  THE  ADJUSTMENTS  IN  SCHOOL  FACILITIES 
REQUIRED  BY  FUTURE  POPULATION  CHANGES 

The  changes  in  development  and  accompanying  changes  in 
population  distribution  will  require  the  contraction  of  school 
facilities  in  some  areas  of  the  district  and  expansion  in 
others.  Demands  north  of  Carlton  Street  will  decrease  and 
south  of  Carlton  will  increase. 
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5.  .PARKS:  TO  OVERCOME  PARK  DEFICIENCIES  -  PRESENT  AND  FUTURE 

This  involves  providing  a  combined  playground-community  centre 
north  of  Wellesley  or  adjacent  to  Winchester  School  to  meet 
the  needs  of  a  highly  concentrated  development  and  population 
north  of  Carlton,  as  well  as  the  demands  arising  from  future 
intensive  rebuilding  in  that  area;  and  establishing  small 
sitting-out  tot  lot  parks  in  the  centre  of  densely  built-up 
areas . 

6.  OFFICE  AND  INSTITUTIONS:  TO  GUIDE  THE  LOCATION  OF  OFFICES  TO 
SUITABLE  AREAS  IN  THE  DISTRICT 

On  the  basis  of  a  realistic  assessment  of  requirements,  space 
for  the  types  of  offices  and  institutions  attracted  to  the  Don 
needs  to  be  provided,  at  locations  where  conditions  are  most 
suitable  -  e.g.  Jarvis  and  Sherbourne ;  positive  measures  such 
as  the  widening  and  redesign  of  Jarvis  Street  (as  part  of 
Downtown  Plan)  and  the  production  of  a  guide  plan  for  the 
Sherbourne-Bloor  subway  area  would  be  of  great  benefit. 

7.  INDUSTRY:  TO  STABILIZE  INDUSTRY  IN  THE  SOUTH-EASTERN  PART 
OF  THE  DISTRICT 

This  involves  suitable  zoning  and  the  clearance  of  pockets 
of  housing  from  industrial  areas  (under  S.20  of  the  Planning 
Act),  to  make  room  for  parking,  loading  and  moderate  plant 
expansion . 

8.  TRANSPORTATION  PROPOSALS:  TO  IMPROVE  THE  EFFECTIVENESS  OF  THE 
MAIN  ARTERIES,  TO  PROTECT  RESIDENTIAL  STREETS  FROM  THROUGH- 
TRAFFIC  AND  OVERFLOW  PARKING:  AND  TO  CREATE  AN  EFFECTIVE  LOCAL 
STREET  PATTERN 

Attainment  of  this  goal  requires  the  widening  and  realignment 
of  certain  arteries  and  the  improvement  of  public  transportation; 
the  designation  and  widening  of  collector  streets;  the  alleviation 
of  serious  conflicts  between  pedestrian  and  vehicular  traffic; 
and  the  preparation  of  guide  plans,  including  necessary  re¬ 
arrangement  of  streets,  in  areas  of  comprehensive  rebuilding. 

9.  PARKING:  TO  OVERCOME  SERIOUS  OFF-STREET  PARKING  DEFICIENCIES 

This  involves  devising  parking  solutions  appropriate  to  the  areas 
of  parking  deficiency  -  the  north-west  area  west  of  Sherbourne; 
the  residential  streets  built  without  sufficient  private  parking; 
and  the  area  around  the  Riverdale  Zoo. 

10.  LAND  USE:  TO  EVOLVE  A  LAND  USE  PATTERN  THAT  WILL  GUIDE  THE 
MAJOR  USES  TO  THE  BEST  LOCATIONS  AT  APPROPRIATE  DENSITIES 

The  General  Land  Use  Proposals,  and  Proposed  Zoning  express 
these  objectives. 
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II  PROPOSALS 


The  proposals  that  emerged  in  each  of  the  preceding  chapters, 
(Chapter  III  to  VIII)  represent  separate  parts  of  the  General  Plan 
for  the  Don  District.  They  are  presented  here  in  summary.  The 
action  of  the  proposals  unless  otherwise  stated  is  the  action  to 
be  taken  under  the  authority  of  City  Council.  For  background  to  the 
proposals  reference  can  be  made  to  the  relevant  chapters. 

Residential  Proposals 

(a)  In  areas  of  Change 

Bloor,  Wellesley,  Sherbourne ,  Parliament 

•  Guide  the  rebuilding  of  the  area  by  means  of  a  comprehensive 
guide  plan  (incorporated  in  the  Official  Plan  amendment)  and 
implemented  by  means  of  a  review  procedure,  made  effective 
through  an  amendment  of  The  Planning  Act.  (Page  53 F  igure  23) 

•  Rescind  the  zoning  exemption  (S.16(l)(bb)  and  (cc))  for  the 
area  bounded  by  Howard,  Bleecker,  Wellesley  and  Parliament 
Streets;  and  place  these  blocks  and  the  remainder  of  the 
area  under  a  Zone  5  (2.5  times  the  lot  area)  density  and 
the  normal  residential  standards  (Page  51). 

Homewood  Avenue  and  adjoining  dead  end  streets 

•  Encourage  comprehensive  rebuilding  in  harmony  with  a 
comprehensive  guide  plan. 

•  Increase  density  from  Zone  4  (floor  area  ratio  of  2)  to 
Zone  5  (2.5).  (Page  51). 

Jarvis,  Ontario,  Gerrard,  Shuter  (A  10-block  area) 

•  Consider  redevelopment  of  this  area  under  S.20  of  The 
Planning  Act  (apart  from  sound  development  on  Jarvis  and 
new  City  Welfare  buildings)  within  a  comprehensive  programme 
designed  to  coordinate  all  the  resources  that  can  be 
brought  to  bear  on  the  special  problems  of  this  area  (Page  43) 

This  will  involve  the  cooperation  as  necessary,  of  the 
planning,  housing,  welfare,  health,  parks  and  recreation, 
building  and  development  agencies,  in  every  phase  of  the 
redevelopment  process:- 

-  in  defining  the  types  of  housing  and  services  required 
by  the  different  elements  of  the  population. 

-  in  relocating  problem  groups  to  the  new  accommodation  in 
the  redevelopment  area. 
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-  in  working  out  and  imp letnen ting  a  many-sided  effort 
focused  on  the  rehabilitation  of  the  individual  and  the 
bolstering  of  morale. 

-  in  implementing  adopted  plans  and  the  long-term 
programme . 

•  A  key  feature  in  this  kind  of  programme  is  a  Reception 
Centre  where  the  many  "homeless’'  who  concentrate  in  this 
part  of  the  City  can  receive  sound  advise,  and  be  referred 
to  the  services  and  agencies  which  can  best  assist  them 
(Page  44 ) . 

°  Within  the  framework  of  this  broad  programme,  redevelopment 
should  proceed  along  different  lines,  west  of  Sherbourne 
and  east  of  Sherborne. 

•  West  of  Sherbourne,  (26.5  acres)  (Page  44) 

-  prepare  comprehensive  plan  as  required  under  S.20(l)(c) 
of  The  Planning  Act. 

-  establish  units  of  development  of  2  to  3  acres,  to  be 
developed  in  stages,  in  harmony  with  the  plan. 

-  assemble  these  development  units,  taking  advantage  of  the 
provisions  of  the  National  Housing  Act. 

-  dispose  of  land  to  private  developers  on  a  long-term 
lease,  at  rents  that  will  fully  cover  costs  of  assembly. 

-  relocate  original  population  in  special  housing  east  of 
Sherbourne,  in  equivalent  housing  elsewhere,  or  in  the 
case  of  homeowners,  in  the  area  of  their  choice. 

•  East  of  Sherbourne  (21.4  acres)  (Page  47) 

-  prepare  comprehensive  plan  (S.20(l)(c)  of  The  Planning 
Act)  . 

-  clear  by  public  action  and  redevelop  in  two  5-year  stages 
of  13  acres  and  8.4  acres  (north  and  south  of  Dundas) ,  in 
harmony  with  the  plan. 

-  redevelop  for  housing  to  meet  the  needs  of  the  main 
elements  of  the  population  in  the  10-block  area,  that  is: 
for  both  a  family  population  and  problem  groups  of  various 
kinds . 

-  introduce  public  housing  as  necessary  to  supply  housing 
at  rentals  that  this  population  can  afford. 
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-  within  the  framework  of  the  redevelopment  plan,  provide 
for  smaller  residential  groups  (of  200  to  300  units) 
which  are  distinctive  in  architecture  and  general  design, 
and  in  the  mixture  of  housing  types  and  population. 

Carlton,  Sackville,  Winchester  and  Sumach 

•  Clear  from  the  middle  of  this  block  a  group  of  deteriorated 
housing  and  rebuild  with  limited  dividend  housing  at  a 
density  in  harmony  with,  the  surrounding  area  (Zone  5) 

(Page  50 )• 

(b)  Residential  Proposals  in  Industrial  Areas 

Parliament,  Shuter,  Sackville  and  Queen 

°  Change  use  from  industrial  to  residential  in  the  Official 
Plan. 

v. 

•  Clear  deteriorated  housing  under  S.20  of  The  Planning  Act 
assisted  financially  under  the  terms  of  the  National 
Housing  Act,  and  rebuild  with  housing  suitable  for  the 
displaced  population  and  for  other  unsatisfied  housing 
nefeds  in  the  district  (Page  94)* 

East  of  River;  and  South  of  Shuter,  River  to  Sackville 

o  Clear  housing,  under  the  terms  of  the  -National  Housing  Act, 
and  make  land  available  for  industrial  needs  (Page  94). 

(c)  Improvement  Areas 

All  residential  areas  not  specifically  identified  above  will  J- 
require  comprehensive  efforts  on  the  part  of  the  City  and 
individual  home  owners  to  improve  them  and  make  them  attract¬ 
ive  areas  for  residents  in  the  years  to  come. 

The  City  can  contribute  by  taking  the  following  steps:  - 

•  Adopt  a  comprehensive  housing  by-law  establishing  suitable 
minimum  standards  to  ensure  health  and  safety  in  residential 
buildings . 

.  Inaugurate  an  inspection  programme  to  enforce  these  new  ^ 
standards  (Page  25 ) . 

•  Obtain  legislation  permitting  the  establishment  of  a 
permanent  municipal  fund  for  loans  to  home  owners  who  are 
financially  unable  to  repair  with  an  effective  amortization 
period  of  10  years. 
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Obtain  legislation  authorizing  an  amendment  of  the  Build¬ 
ing  Bylaw  and  Housing  Standards  Bylaw  to  prohibit  the  sale 
of  a  dwelling  which  has  been  served  notice  for  repairs, 
unless  the  property  has  been  acquired  for  clearance  and 
rebuilding.  The  amendment  would  provide  an  appeal 
procedure  to  protect  hardship  cases.  (Page  25). 

Repeal  the  Partial  Exemption  Bylaw  (8611)  granting  partial 
exemptions  on  residential  property  assessed  at  $4,000  or 
less . 

Provide  advice  and  guidance  on  the  renovation,  conversion 
and  alteration  of  houses;  methods  of  financing,  and 
citizen  organization  for  neighbourhood  improvements  - 
under  the  auspices  of  the  City' s  Development  Department 
(Page  27 ) • 

Obtain  legislation  permitting  a  moratorium  on  assessment 
revisions  on  all  home  improvements  for  five  years  from  the 
commencement  of  the  improvement  programme. 

Amend  the  Zoning  Bylaw  to  sanction  compatible  legal  non- 
conforming  uses  and  obtain  legislation  to  introduce  a' 
method  of  depreciation  and  removal  (failing  conformance) 
of  all  incompatible  legal  non-conforming  uses.  In  some 
cases  the  non-conforming  use  may  be  so  objectionable  that 
the  City  should  consider  outright  purchase  to  avoid 
jeopardizing  the  whole  neighbourhood  improvement  effort 
(Page  28 ) • 

Undertake  a  street-by-street  tree  planting  programme  to 
replace  dead  or  diseased  trees  and  fill  the  gaps  with 
suitable  shade  trees  (Page  30  )  • 

Acquire  land  for  small  local  parks  where  needed. 

Acquire  sufficient  land  abutting  rear  lanes  to  create  new 
paved  parking  bays  in  residential  blocks  with  serious 
parking  deficiencies  that  cannot  be  met  on  individual 
properties  where  this  can  be  done  without  detriment  to 
other  residential  amenities  (Page  36  ) .  Implementation 
is  recommended  under  the  Local  Improvement  Act. 

Re  surface  and  improve  streets  and  sidewalks  where  required. 


Initiate,  where  appropriate,  public  rehabilitation  under 
S.36  of  the  N.H.A.  in  accordance  with  Provincial  housing 
policy. 


Residents  of  the  improvement  areas  must  accept  equal 
responsibility  if  a  significant  upgrading  is  to  be  achieved. 
Individually,  and  in  groups,  they  can  contribute  in  the 
following  ways: 

(a)  undertake  home  improvements. 

(b)  clean  up  back  yards;  remove  all  debris  and  restore  the 
gardens  with  suitable  planting  and  fencing  (Page  34). 

(c)  replace  dilapidated  garages  with  new  ones,  sited  in  pairs 
on  adjoining  properties  in  blocks  where  the  parking 
problem  can  be  solved  with  individual  garages.  A  low 
wall,  with  garbage  containers  built  in  would  provide 
privacy  from  the  traffic  lanes  and  a  more  complete 
improvement  to  the  back  yard  area  (Page  34). 

(d)  accept  responsibility  for  management  of  the  communal 
parking  areas  and  tot  lots  in  blocks  where  these  are 
provided . 

In  certain  respects,  both  the  City  and  homeowners  will  be  unable 
to  make  a  full  contribution  without  changes  in  legislation  and 
financial  assistance  from  other  levels  of  government.  The  follow¬ 
ing  measures  are  required: 

(a)  Amendment  of  the  N.H.A.  to  make  N.H.A.  mortgages  available 
for  existing  houses.  Lower  down  payments  and  interest 
rates  would  bring  older  homes  within  the  reach  of  many 
families  who,  for  financial  reasons,  now  have  no  other 
choice  but  suburbia. 

(b)  Provincial  legislation  to  permit  the  City  to  pass  comprehen¬ 
sive  housing  standards  bylaws  with  the  legal  "teeth"  to 
enforce  repairs  or  demolition,  and  to  permit  purchase  by 

the  City  where  this  is  the  most  effective  means  of  improv¬ 
ing  conditions. 

(c)  Extension  of  the  financial  assistance  from  the  senior 
levels  of  government  that  is  now  available  for  redevelop¬ 
ment  to  the  broader  programmes  of  neighbourhood  improvement, 
as  a  contribution  towards  the  City's  share  of  expenditures. 

•  Improvement  areas  can  retain  their  present  R.4  classification 
and  are  recommended  for  Zone  3  density  in  keeping  with  the 
existing  houses. 

•  The  only  exception  is  the  north-west  section  of  the  district 
where  business  professional  and  institutional  offices  will 
be  encouraged  by  introducing  an  R.4A  category.  The  existing 
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Zone  4  density  recognizes,  on  the  one  hand,  the  ultimate 
suitability  of  the  area  for  higher  density  residential 
development  -  with  subway  transportation,  shopping,  and 
proximity  to  the  Rosedale  ravine  -  and,  on  the  other, 
the  difficulties  of  introducing  the  highest  density  on 
the  present  street  pattern.  At  the  same  time,  the  more 
deteriorated  area  immediately  to  the  east  of  Sherbourne , 
with  an  edge  on  density,  should  have  an  opportunity  to 
rebuild  more  rapidly. 

•  Achieving  the  density  suitable  for  improvement  areas 
entails  only  one  major  change  -  reduction  of  density  on 
Carlton  Street  (east  of  Parliament),  from  Zone  4  to  Zone 
3.  As  long  as  Carlton  Street  remains  a  dead  end  street 
the  whole  area  south  of  St.  James  Cemetery  to  Gerrard 
Street,  east  of  Parliament  can  be  retained  as  a  sound, 
stable  residential  area  of  relatively  homogeneous  character. 
Apartment  development  on  Carlton  Street  at  Zone  4  standards 
would  disrupt  the  neighbourhood  and  necessitate  an  undesir¬ 
able  widening  of  the  street. 

School  Proposals 

•  To  overcome  play  space  deficiencies,  priority  should  be  given 
by  school  authorities  to  the  expansion  of  Duke  of  York,  Lord 
Dufferin,  St.  Martins  and  Jarvis  Collegiate  playgrounds. 

•  Assuming  a  life  expectancy  for  school  buildings  of  50-60 
years,  the  old  wing  of  Winchester  and  St.  Martin's  school 

may  require  replacement  within  the  planning  period  (Page  57  ) . 

•  A  reorganization  of  the  senior  schools  leaving  two  instead 
of  three  -  one  north  and  one  south  of  Carlton  -  has  been 
recommended  by  the  school  authorities. 

Park  and  Recreation  Proposals 

•  A  new  playground  and  community  centre,  north  of  Wellesley 
Street  or  adjacent  to  Winchester  School  is  the  first  priority 
within  the  district  (Page  68). 

•  Eight  new  neighbourhood  parks  (sitting-out  and  tot  lot)  are 
proposed  distributed  amongst  the  residential  localities  of 

the  district  formed  by  the  boundaries  of  main  roads.  Page  68)* 
Three  are  included  in  the  redevelopment  areas. 

“  Pedestrian  overpasses  on  Shuter  (2),  Parliament  and  Wellesley 
Street  to  ensure  safe  access  to  parks  and  schools. 

.  Riverdale  Zoo  should  be  considered  permanent  and  not  removed  when 
a  new  Metropolitan  Zoo,  as  proposed,  is  established  in  the 
West  Don  Valley. 
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•  A  new  parking  lot  on  the  south  side  of  Carlton  Street  is 
recommended  to  serve  the  zoo  (Page  70,  Figure  26). 

•  Acquisition  or  control  of  two  parcels  of  land  at  the 
convergence  of  the  Rosedale  and  Don  Valleys  (Natural  Park- 
lands  report,  Map  No.  11),  which  are  required  to  implement 
the  Natural  Parklands  plan  -  should  be  budgeted  according 
to  their  priorities. 

•  In  areas  scheduled  for  private  rebuilding,  a  guide  plan, 
implemented  by  a  review  procedure  should  stipulate  the 
amount  of  open  space  and  the  relationship  of  buildings  to 
the  open  space  (Page  53). 

•  In  areas  scheduled  for  public  acquisition,  playgrounds  and 
landscaped  areas  should  be  incorporated  into  the  design  as 
specified  in  the  adopted  redevelopment  plan. 

•  In  improvement  areas  -  the  greater  part  of  the  district  - 
acquisition  costs  should  be  included  in  the  capital  budget 
programme  and  be  subject  to  city-wide  priorities. 

Shopping  Proposals 

•  To  achieve  a  better  balance  between  demand  and  supply,  and 
give  emphasis  to  the  Parliament  Street  shopping  centre,  major 
cut-backs  in  C.l  zones  are  recommended  along  Carlton,  Gerrard, 
Dundas,  Queen  Street  and  the  northern  extremity  of  Parliament 
where  commercial  development  is  scattered  or  in  poor  condition 

(Page  73, Figure  27). 

»  Parliament  Street  will  continue  to  grow  as  the  main  shopping 
centre  for  the  entire  district,  if  improvements  are  made  in 
the  quality  and  functioning  of  the  centre.  Parking  space  is 
a  serious  deficiency  which  cannot  be  resolved  without  the 
assistance  of  the  City  Parking  Authority.  A  single  lot  to 
accommodate  approximately  170  cars  now  and  250  if  required 
in  the  future  is  proposed  on  the  east  side  of  Parliament 
Street.  Shops  within  a  radius  of  600  feet  could  be  charged 
on  a  benefit-assessment  basis  related  to  distance  from  the 
lot.  Two  precedents  -  Dufferin  and  St.  Clair,  and  the 
Kensington  Market,  are  available  for  detailed  study. 

•  Merchant-City  cooperation  in  a  programme  to  improve  the 
appearance  of  the  street  is  suggested  (Page  76)* 

•  A  guide  plan  for  the  Gerrard-Par liament  area  is  presented 
(Page  77  figure  29)  . 
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Emphasis  on  the  Parliament  Street  centre  does  not  eliminate 

the  need  for  small  stores  serving  a  purely  local  function. 

In  this  regard  the  study  makes  four  proposals: 

(1)  In  the  areas  south  of  Gerrard  Street  planned  for 
major  rebuilding,  the  redevelopment  plan  should 
include  a  limited  number  of  shops  either  in  a  separate 
cluster,  or  (with  an  amendment  to  the  Zoning  Bylaw 
and  Official  Plan  if  necessary)  on  the  ground  floor 

of  the  apartment  buildings. 

(2)  Existing  corner  stores  in  improvement  areas  should  be 
given  legal  status  through  special  amendments  to  the 
Zoning  Bylaw  and  Official  Plan. 

(3)  A  new  commercial  zone,  C.1B,  introduced  in  the 
Rosedale  Appraisal,  is  recommended  for  Wellesley 
Street  between  Bleecker  and  Ontario  Streets.  This 
long-established  group  of  shops  is  ideally  located 

to  serve  2  large  new  developments,  north  of  Wellesley 
Street  and  around  Homewood  Avenue,  and  would  be  able 
to  rebuild  if  zoned  C.1B  L.l.  The  L.l  density  is 
recommended  since  the  shops  are  meant  to  serve  a  limited 
local  population. 

(4)  A  small  group  of  shops  is  recommended  for  Regent  Park 
North  to  serve  this  population  of  5,000  persons  and  to 
alleviate  the  pedestrian  and  vehicular  conflict  on 
Gerrard  Street  (Page  99).  This  proposal  would  require 
amendments  to  the  Zoning  Bylaw  and  Official  Plan. 

*> 

The  introduction  of  a  Service  Station  category  into  the  Zoning 
Bylaw  is  currently  under  study  by  the  Planning  Board. 

Reclassification  would  be  limited  to  those  stations  for  which 
a  redevelopment  to  the  proposed  standards  was  specifically 
proposed,  or  to  those  stations  which  would  conform  in  all  major 
respects  to  the  standards.  These  standards  are  considered 
desirable  to  obtain  a  type  of  development  compatible  with  non¬ 
commercial  or  some  restricted  commercial  areas.  At  present, 
stations  may  be  constructed  in  commercial  and  industrial  areas 
without  reference  to  any  specific  standards.  More  detailed 
studies  may  recommend  reclassification  of  specific  service 
stations  in  the  Don  Planning  District. 

Institutional  and  Office  Proposals 

The  Appraisal  indicates  that  the  future  role  of  Jarvis  Street 
will  be  to  accommodate  institutional,  community  service, 
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government,  and  small  scale  business  service  offices  -  based 
on  both  district  and  city-wide  service.  This  role  will  be 
enhanced  by  the  widening  and  landscaping  of  the  street,  in 
accordance  with  the  requirements  of  the  Plan  for  Downtown 
Toronto.  The  function  of  Sherbourne  Street,  between  Earl 
and  Gerrard,  will  be  to  accommodate  the  expansion  of 
hospitals  and  related  services  and  institutions  performing 
primarily  a  district  service.  Special  recognition  needs  to 
be  given  to  the  hospital  -  research  complex,  extending  from 
Jarvis  to  the  east  side  of  Sherbourne,  from  Wellesley  to  Earl. 

»  The  suitable  zone  for  Jarvis  Street  and  Sherbourne  Street, 

between  Earl  and  Gerrard,  is  C.1A  -  a  high  standard  office, 

institutional  zone  with  a  moderate  commercial  density  (L.4). 

The  bylaw  to  change  the  zoning  of  R.4A  areas  on  Jarvis 

Street  to  C.1A  has  already  been  approved  by  Council. 

* 

This  C.1A  zone  will  also  permit  apartment  development, 
built  at  a  high  density  (Z.5),  which  is  suitable  for  a 
highly  central  location  with  the  advantages  of  excellent 
transportation,  park  land  (Allan  Gardens) ,  all  the 
conveniences  of  Downtown  Toronto,  and  a  future  improved 
setting  on  Jarvis. 

•  In  addition,  a  special  provision  for  hotels  in  the  C.1A 
zone  on  Jarvis  Street  in  anticipation  of  the  continuation 
of  the  present  pronounced  trend,  has  also  been  approved  by 
Council . 

•  A  2.7  acre  area  at  Bloor  and  Sherbourne,  purchased  by  the 
Metropolitan  Corporation  for  the  Sherbourne  station,  can 
be  considered  a  single  development  unit,  including  air 
rights  and  surplus  land.  A  C . 1A  development  on  this  self- 
contained  site  would  compliment  the  moderate  commercial 
development  at  Bloor  and  Sherbourne,  and  represent  an 
economic  use  of  a  large  cleared  site  which  is  at  once 
acceptable  close  to  a  subway  station  and  compatible  in 

the  circumstances  and  at  the  proposed  standards,  to 
expected  high  density  residential  development.  C„1A  is 
proposed  for  the  block  between  Sherbourne,  Glen  Road, 

Bloor  and  Howard. 

•  Small  offices  and  institutions,  particularly  in  resident¬ 
ial  buildings,  will  be  encouraged  along  Selby,  Linden, 
Isabella  and  on  the  north  side  of  Earl  Street  with  a  zone 
change  from  R.4  to  R.4A.  Good  physical  conditions,  enhanced 
by  rehabilitation  and  conversion  for  residential  as  well 

as  office  use  give  this  small  area  a  special  charm.  The 
present  Zone  4  density  is  quite  appropriate  for  the  expected 
use  of  this  area  (Page  83  ) . 
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°  The  Appraisal  study  indicates  a  deficiency  in  day  care 
centres  (Page  90  ),  and  recreational  programmes  and 
facilities  for  girls. 

Industrial  Proposals 

Surveys  undertaken  for  the  Planning  Board,  indicate  that  the 
area  now  suffers  from  being  hemmed  in  by  incompatible  enclaves 
of  poor  housing.  Space  is  needed  for  parking,  improved  access, 
off-street  loading,  plant  expansion,  and  for  the  relocation  of 
non-conforming  industries  and  warehouses  from  improvement  areas.  . 

•  The  Appraisal  recommends  the  removal  of  the  pockets  of 
housing  in  the  industrial  areas  of  the  district,  under 
S.20  of  The  Planning  Act  and  the  "clearance"  terms  of 
the  National  Housing  Act  (Page  94  ). 

•  The  area  between  Sackville,  Parliament,  Shuter  and  Queen, 
now  zoned  industrial  but  now  mainly  used  for  housing, 
should  be  redeveloped  for  residential  purposes  with 
appropriate  amendments  to  the  Zoning  Bylaw  and  Official 
Plan  (Page  94). 

•  It  is  suggested  that  non-conforming  industries  in  resident¬ 
ial  improvement  areas  be  depreciated  and  gradually  removed 
under  the  authority  of  suitable  provincial  legislation 
(Page  95). 

Transportation  Proposals 

The  following  are  the  major  proposals  made  to  carry  out  the 
transportation  goals  of  the  General  Plan. 

•  Designate  as  collectors  and  widen  the  following  streets: 
Sackville  and  Sumach,  from  Gerrard  to  Wellesley;  Wellesley 
from  Parliament  to  Sumach;  Huntley,  from  Bloor  to  Earl, 
and  Howard  Street,  from  Sherbourne  to  Parliament  (to  Rose 
Avenue  if  the  guide  plan  for  the  area  is  adopted)  (Page  100 )  . 

•  Adjust  the  street  pattern  to  meet  new  needs  arising  from 
rebuilding  in  the  Bloor-Sherbourne-Wellesley-Par liament 
area  (Page  54,  Figure  23). 

•  Widen  Ontario  Street  between  Shuter  and  Gerrard  when  re¬ 
building  occurs  in  the  Gerrard-Shuter-Sherbourne-Ontar io 
area  (Page  103). 

•  Permit  the  construction  of  a  small  group  of  shops  within 
Regent  Park  North  to  reduce  the  pedestrian  flow  (and 
accidents)  on  Gerrard  Street,  east  of  Parliament  (Page  99  ). 
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°  Change  the  direction  of  traffic  on  Isabella  from  two- 
way  to  one-way  westbound;  and  on  Earl  from  one-way 
westbound  to  one-way  eastbound  (Page  100). 

°  Improve  Dundas  Street  with  new  pavement,  re-alignment 

and  intersection  improvements  between  George  and  Sherbourne 
Streets  (Page  98). 

•  Widen  Jarvis  Street,  in  the  manner  proposed  in  the  Plan 
for  Downtown  Toronto. 

•  Improve  rapid  transit  facilities  on  Queen  Street. 

•  Extend  the  Wellesley  Street  bus  route  east  to  Sumach, 
utilizing  Snmprh  Winchester  and  Parliament  Street  as  a 


loop 


In  Chapter  VIII  certain  priorities  for  transportation  proposals 
are  presented,  on  a  district  basis.  It  will  be  necessary  to 
relate  these  to  City-wide  transportation  needs  and  priorities. 

Summary  of  Zoning  Proposals 

The  maps  of  Existing  and  Proposed  Zoning  indicate  the  changes 
that  are  suggested  by  the  Appraisal.  The  changes  reflect,  and 
implement,  the  General  Land  Use  Proposals  (Figure  1).  The 
underlying  logic  of  the  proposed  zoning  has  been  dealt  with 
in  each  of  the  chapters  dealing  with  problems  and  solutions 
(Chapters  III  to  VIII).  The  Zoning  proposals  are  summarized 
in  this  chapter  under  the  headings  of  Commercial,  Open  Space, 
Residential  and  Industrial. 

Commercial 

h  C.1A  L.4  Z . 5 

For  high  quality  office  and  institutional  development: 
along  the  full  length  of  Jarvis  Street  from  Bloor  to 
Queen , involving  a  change  from  R.4A  Zone  4  south  of  Carlton 
(already  approved  by  Council)  and  C.l  V.2  at  the  corner 
of  Dundas  Street;  along  Sherbourne  Street  from  Earl  to 
Gerrard  (a  change  from  R.4  Zone  4),  and  at  Bloor  and 
Sherbourne  (a  change  from  R.4  Zones  3  and  4),  and  for  the 
hospital  complex  to  permit  expansion  of  the  hospitals 
(a  change  from  R.4  Zone  4). 
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2.  C.l  V.l 

Restricted  to  the  Parliament  Street  shopping  centre 
(with  one  wing  on  Dundas  Street)  from  Amelia  to  Shuter 
to  encourage  a  more  concentrated  commercial  core  and 
discourage  strip  commercial  along  the  east-west 
arteries.  Two  small  pockets  of  C.l  V.l  at  Selby- 
Sherbourne  and  Wellesley  and  Sherbourne  will  not  be 
changed . 

3.  C.l  V. 2 

For  the  Bloor  Street  development  west  of  Sherbourne  Street 
(a  change  from  V.3  to  V.2  in  recognition  of  development 
potential  along  the  full  length  of  the  subway  route). 

For  2  remaining  groups  of  shops  in  the  Moss  Park  develop¬ 
ment  area  no  change  is  required. 

4.  C.1'5  L. 2  Z .  5 

For  the  north  side  of  Carlton,  west  of  Sherbourne  Street 
(approved  in  1961). 

5.  C.1B  L.l 


For  both  sides  of  Wellesley  Street,  between  Bleecker  and 
Ontario  to  permit  rebuilding  of  an  existing  local  shopping 
centre  at  more  desirable  standards. 

6 .  Service  Stations 

A  new  category  for  inclusion  in  the  Zoning  Bylaw  is  now 
under  study.  If  approved  by  the  O.M.B.  it  may  be  applied 
to  specific  non-conforming  sites  in  the  Don  District. 

7 .  Non-Conforming  Stores 

An  amendment  to  the  Zoning  Bylaw  to  sanction  existing 
corner  stores  in  approved  locations  is  recommended. 

8 .  Stores  in  Apartments 

An  amendment  to  the  Zoning  Bylaw  to  permit  shops  on  the 
ground  floor  of  apartment  buildings  in  selected  areas 
is  recommended. 

Open  Space  -  G 

1.  Existing  Park  and  Cemetery  areas  will  remain  as  G 
districts . 
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2.  For  all  valley  lands  now  in  public  ownership  as  one 
step  in  implementing  the  Natural  Parklands  report. 

Residential 


1.  R.l  Z.l 


Restricted  residential  at  the  lowest  density  to  maintain 
the  existing  character  and  quality  of  Castle  Frank  Crescent. 
An  amendment  to  the  Zoning  Bylaw  permitting  schools  in 
R.l  zones  has  already  been  approved. 

2.  R . 2  Z . 4 


Permitting  a  density  of  2.0  times  the  lot  area  has  been 
approved  by  the  Ontario  Municipal  Board  for  the  Moss  Park 
Limited  Dividend  housing  project. 

3.  R . 4  Z . 3 

Permitting  a  broad  mixture  of  residential  uses  at  a 
density  of  1.0  times  the  lot  area  will  be  applied  to  all 
residential  areas  east  of  Parliament  Street  and  those 
areas  expected  to  remain  stable  west  of  Parliament.  This 
involves  a  reduction  in  density  along  Carlton  Street  from 
Z.4  and  change  in  designation  from  industrial  and  commercial 
to  residential  south  of  Shuter  Street  between  Parliament 
and  Sackville.  It  is  recommended  that  the  Zoning  Bylaw 
amendment  should  prohibit  military  academies  and  hospitals 
from  all  R.4  Z.3  areas  in  the  Don  District  in  view  of  the 
size,  parking  problems  and  traffic  generated  by  such 
institutions . 

4.  R . 4  Z.4 


Permitting  a  density  of  2.0  times  the  lot  area  is 
recommended  for  the  area  east  of  Sherbourne  Street  design¬ 
ated  in  the  Appraisal  for  public  acquisition  followed 
by  low  rental  family  and  single  persons  accommodation. 

A  second  R.4  Z.4  area  is  proposed  for  several  non-conform¬ 
ing  industrial  properties  on  Carlton  Street,  to  encourage 
rebuilding.  Military  academies  and  hospitals  should  be 
excluded  from  these  R.4  Z.4  areas,  which  requires  changes 
from  Zone  3. 

3.  R.4A  Z.4 


Permitting  small  offices  and  institutions  in  addition  to 
all  residential  uses  will  be  applied  to  the  north-west 
sector  of  the  district  between  Sherbourne  and  Jarvis 
north  of  Earl  Street.  This  area  is  now  R.4  Z.4.  Military 
academies  and  hospitals  should  be  excluded. 
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6.  R.4  Z.  5 


Permitting  a  density  of  2.5  times  the  lot  area  is 

recommended  for  - 

(a)  George,  Gerrard,  Sherbourne  and  Shuter  -  in  stages 
as  the  area  is  assembled  publicly,  and  rebuilt 
privately.  The  existing  density  is  Zone  4. 

(b)  Bloor,  Sherbourne,  Wellesley,  Parliament  area.  The 
R.4  Zone  5  recommendation  represents  a  reduction  in 
density  from  3.5  and  abrogation  of  all  exempted 
standards  that  now  apply  to  the  area  bounded  by 
Howard,  Bleecker,  Wellesley  and  Parliament.  For  the 
Sherbourne  "Street  frontage  and  the  strip  between 
Howard  and  Bloor,  changes  are  required  from  Zone  4 
and  3  respectively  to  Zone  5. 

(c)  Homewood  Avenue  and  adjoining  dead  end  streets 
(from  Zone  4). 

Military  academies  and  hospitals  would  be  permitted  in 

(a)  to  provide  the  maximum  opportunity  for  private  redev 

elopment  on  publicly  cleared  land  but  prohibited  in 

(b)  and  (c) . 

Industrial 


1.  C . 2  V.  2 

A  light  industrial  zone,  will  be  extended  to  cover  the 
whole  area  south  of  Shuter  to  Queen  between  Sackville  and 
River,  but  will  be  removed  from  the  three  blocks  to  the 
west  -  Parliament,  Shuter,  Sackville  and  Queen. 

2.  C .3  V. 2 


A  general  industrial  zone  extending  from  Gerrard  south  to 
Queen  east  of  River  Street  will  remain  the  same. 

Conclusion 

This  Appraisal  represents  an  assessment  of  conditions  and 
an  attempt  to  evolve  basic  policy  guide  lines  to  permit  the 
district  to  fulfill  its  role  in  the  City,  to  meet  problems 
and  to  generally  improve  the  environment.  All  proposals  may 
be  considered  tentative  in  the  sense  that  they  must  now  be 
submitted  for  public  discussion  and  be  followed  by  the 
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consideration  of  the  Planning  Board  and  the  implementing 
action  of  City  Council.  Proposals  involving  public 
expenditures  will,  if  accepted  in  principle,  require  more 
detailed  follow-up  studies,  and  should  be  programmed  in 
relation  to  city-wide  capital  improvement  needs. 

It  is  the  policy  of  the  City  of  Toronto  Planning  Board  to 
hold  public  meetings  and  consult  other  civic  departments 
on  Appraisal  proposals,  before  drafting  their  final 
recommendations,  which  take  the  form  of  the  Supplementary 
Report  This  report  will  include  a  review  of  the  issues 
raised  in  discussion,  an  outline  of  the  Official  Plan 
amendments  required  to  implement  the  proposals,  priorities 
and  cost  estimates  of  proposals  requiring  public 
expenditures. 
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APPENDIX  I 


ANALYSIS  OF  RESIDENTIAL  CONDITION 


Twelve  factors,  six  physical  and  six  social  which,  together,  provide  a 
measure  of  urban  decline  were  selected  for  measurement  and  mapped  by 
civic  address. 


Physical  Factors: 


Source : 


1.  External  Condition  -  Buildings  in 
poor  condition 


City  Planning  Board  field  survey 


2.  Internal  Condition  -  results  of  pro¬ 
gressive  inspection  programme  for  en¬ 
forcement  of  the  Building  Bylaw  and 
the  Housing  Standards  Bylaw 

3.  Age  of  Buildings 


4.  Overcrowding  (ratio  of  persons  to 
habitable  rooms  in  excess  of  1) 


City  Building  Department  records 


City  Planning  Board's  Data 
System  1961 

Data  System  1961 


5.  Rooming  Houses 

(Building  By-law  Definition) 


City  Building  Department  records 


6. 


Incidence  of  Fires 


City  of  Toronto  Fire  Department 


Social  Factors: 

1.  Child  neglect  or  maladjustment 

2.  Family  and  Adult  Problems 

3.  Unemployed  and  Unemployables 

4.  Juvenile  Problems 

5.  Drunkenness  Offenders 

6.  Older  Homeless  and  Transient  Men 


Source ; 

Metro  and  Catholic  Children's 
Aid  Societies 

Neighbourhood  Workers 
Association 

Moss  Park  Family  Service  Centre 

City  Department  of  Public  Welfare 

Metro.  Toronto  Police  Depart¬ 
ment. 

Youth  Bureau 

Alcoholism  and  Drug  Addiction 
Research  Foundation 

Good  Neighbours  Club 
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Each  factor  was  weighted  according  to  its  relative  contribution  to  the 
process  of  urban  decline.  (Until  such  time  as  research  can  establish 
a  more  scientific  base  for  correlations  between  these  factors  and  the 
complex  process  of  deterioration,  then  the  weighting  obviously  is  an 
educated  guess.)  For  each  factor,  four  degrees  were  defined  to  reflect 
ratios  of  residential  properties  effected  in  the  case  of  the  physical 
factors  and  the  percentage  of  the  total  population  effected  in  the 
case  of  the  social  factors,  and  a  weighted  rating  allocated  to  each 
degree.  In  this  way,  total  block  ratings  were  calculated. 

Physical  Factors:  Rating: 

1.  External  Condition — (%  of  residential 
properties  in  poor  condition) 


Less  than  257, 
25%  to  50% 
Over  50% 


None 


4 

8 

12 

16 


2.  Internal  Condi  tion— (7,  of  residential 

properties  requiring  repairs  or  altera¬ 
tions  at  inspection) 


Less  than  257, 
25%  to  50% 
Over  507, 


None 


1 

2 

3 

4 


3.  Age  of  Buildings  (7,  of  residential 
properties  over  60  years  old) 


0  —10% 


2 

4 

6 

8 


10.1%—25% 
25.17—50% 
Over  50% 


4.  Overcrowding — (%  of  residential 

properties  with  a  ratio  of  persons 
to  habitable  rooms) 


over  1.0 


0—10% 


3 

6 

9 

12 


10.17— 25% 

25.17— 50% 
Over  50% 
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Rating 


5.  Rooming  Houses  -  {%  of  residential 
properties  used  as  rooming  houses 


None  1 
Less  than  25%  2 
25%  to  50%  3 
Over  50%  4 


6.  Fires  -  (%  of  residential  properties 
with  fires) 


None  1 
Less  than  10%  2 
10%  -  25%  3 
Over  25%  4 


Physical  Conditions  were  suijnmarized 

Physical  Condition  I 
Physical  Condition  II 
Physical  Condition  III 
Physical  Condition  IV 

Similarly  Social  Factors  were  given 
summarized  on  a  block  basis. 


a  block  basis  as  follows: 

Total  Rating 
0-12 
13  -  24 
25  -  36 
37  -  48 

ighted  ratings  and  Social  Conditions 


Social  Factors: 

1 i  Child  Neglect  -  (Cases  as  a  %  of 

total  population) 

None 

Less  than  1% 

1%  -  2% 

Over  2%> 

2.  Families  and  Adults-  (Cases  as  a 
%  of  total  population) 

None 

Leso  than  1% 

1%  to  2% 

Over  2% 

3.  Unemployed  and  Unemployable  (Cases 
as  %  of  total  population) 

None 

Less  than  3% 

3%  to  6% 

Over  6 % 


Rating : 


1 

2 

3 

4 


1 

2 

3 

4 


1 

2 

3 
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4.  Juvenile  Problems  (Cases  as  7,  of  total 
population) 


None  1 
Less  than  1%  2 
1%  -  27c.  3 
Over  27,  4 


5.  Drunkenness  Offenders  (Cases  as  a  7,  of 
total  population) 

None 

Less  than  1% 

1%  -  47, 

Over  47, 

6.  Older  Homeless  and  Transient  Men 
(Cases  as  7,  of  total  population) 


None  2 
Less  than  37.  4 
37,  -  67,  -  6 
Over  67,  "  8 

Social  Factor  Summary:  Rating : 


Social  Condition  I  0-8 

Social  Condition  II  9-16 

Social  Condition  III  17  -  24 

Social  Condition  IV  25  -  32 


Combined  Physical  and  Social 

Factor  Summary: 


Total 

Condition 

I 

0-20 

Total 

Condition 

II 

21  -  40 

Total 

Condition 

III 

41  -  60 

Total 

Condition 

IV 

61  -  80 

2 

4 

6 

8 


It  should  also  be  noted  that  a  low  social  factor  rating  was  not  permitted 
to  reduce  a  high  physical  factor  rating  to  a  less  serious  Condition  category. 
However,  if  the  physical  rating  was  borderline  between  two  Conditions  then  a 
high  social  rating  (indicating  a  high  incidence  of  social  problems)  would 
produce  a  more  serious  total  Condition.  Physical  deterioration  alone  may 
be  sufficient  to  dictate  major  urbal  renewal  action,  and  yet,  on  the  other 
hand,  evidence  suggests  that  it  is  impossible  to  rehabilitate  borderline 
areas  with  a  high  concentration  of  social  problems. 
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APPENDIX  II 


PUBLIC  ELEMENTARY  SCHOOL  ENROLMENT  -  1963 


Existing  Enrolment 

Existing 

Pro jec 

ted  Enrolment 

Schoo 1 

Junior 

Senior 

Total 

Capacity 

Junior 

Senior 

Total 

North  of 
Carlton  St. 

Rose  Ave . 

701 

701 

690 

Winchester 

435 

331 

766 

1010 

Total 

1136 

331 

14  67 

1700 

1118 

239 

1357 

South  of 
Carlton  St. 

Spruce  Court 

779 

779 

780 

Lord  Dufferin 

682 

411 

1093 

1170 

Duke  of  York 

567 

567 

735 

Regent  Park 

733 

733 

680 

Park 

877 

308 

1185 

1100 

Total 

3638 

719 

4357 

4465 

3170 

676 

3846 

Grand  Total 

L  ,  —  ■  .  „  .  -  .. 

4774 

1050 

5824 

6165 

4288 

915 

5203 

Source:  City  of  Toronto 

Board  of  Education 
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